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Executive Summary 


Background 
The Regional Housing Statement Update, contains information on housing supply, 


demand, and forecast requirements. It also contains preliminary recommendations 
with respect to the Regional role in the provision and maintenance of an adequate 
and affordable supply of housing. Input on the preliminary recommendations will 
be sought from committees, public and private organizations and community groups 
with an interest housing. 


This Report, along with the Vacant Residential Land Inventory (March, 1990) and 
the Regional Building Profile (forthcoming), provides a basis for the implementation 
of the Provincial Land Use Planning for Housing Policy Statement, the development 
of Official Plan policy relating to housing, and other Regional housing initiatives. It 
also provides a useful source of information to the Chairman’s Task Force on 
Affordable Housing. 


Highlights 


Demand 


The population of Hamilton-Wentworth was 434,000 in December 1988. Popula- 
tion growth increased from 0.3% per year between 1974 and 1980 to 0.7% per 
year between 1980 and 1988, largely due to improved levels of migration. 


Higher levels of migration are expected to continue, resulting in a 2006 population 
of 483, 000 under the ‘most likely’ population projection contained in the report 

: : . The high growth 
scenario, incorporating increased migration and birth rates, forecasts a 2006 
population of 511,000. 


¢ Growth patterns have varied between Area Municipalities. Between 1985 and 
1988, Ancaster, Stoney Creek and Flamborough grew most rapidly, with growth 
of 23%, 9% and 8%, respectively. 


The aging of the population is expected to continue to 2006, with the proportion 
of the population 65 and over increasing from 13% to 15%, the proportion of 
children 15 and younger declining from 19% to 17%, and the median age of the 
population 15-65 increasing from 34 to 41. 


Rapid growth in the number of one person households has been a factor in the 
decline in average household size from 3.0 in 1976 to 2.7 in 1986. Over this 
period, the number of one person households increased by 44%, compared to 
14% growth in all households. Average household size is expected to continue 
to decline as a result of the increasing proportion of mature households, which 
tend to be smaller than younger households. 
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Two parent families with children are the most common type of household in the 
Region (39% of all households). However, lone parent families and non-family 
households have increased most rapidly since 1976. 


Immigrants currently represent 25% of the Regional population, and immigration 
is projected to account for more than 50% of net population growth to the year 
2006. 


The median household income was $30,600 in 1985 ($34,600 in 1988 dollars). 
Approximately 24% of all households had 1985 incomes less than $15,000 
($16,950 in 1988 dollars). Non-family households and lone parent families were 
more likely to earn less than $15,000 than were other household types. 


Regional Council authorized the formation of a community based Task Force on 
Sustainable Development in December 1989 as a step towards the adoption of 
sustainable development as a guiding principle for evaluating growth. The 
acceptance of a vision of sustainable development will have potential implications 
for many aspects of residential development, including the design of subdivisions 
and individual homes, and the interrelationships between housing and the wider 
community. 


Supply 


Hamilton-Wentworth has a fairly diverse housing mix, with 96,100 single 
detached units, 40,500 apartment units, 9,600 row units, 6,700 semi units, 7,200 
units in plexes, and 8,700 units in other dwelling types. The extent of the diversity 
has narrowed during the 1980s, as more than 70% of unit starts were single 
detached. 


Sixty-one percent of occupied dwelling units in the Region are owner occupied 
and the remaining 39% are tenant occupied. 


There were almost 3,200 dwelling unit completions in both 1988 and 1989. The 
number of completions increased by 138% between 1981 and 1989. A high 
proportion (70%) of dwelling units completed during the 1981 to 1989 period were 
single detached, although the number of single detached units as a proportion of 
allcompletions declined from 81% between 1985 and 1987 to 65% between 1988 
and 1989. 


Condominiums represented 68% of all row and apartment starts between January 
1988 and December 1989. Thirty-six percent of condominiums in the Region are 
tenant occupied, making condominiums an important source of rental, although 
not necessarily ‘affordable’ rental accommodation. 


The median price of all house sales in Hamilton-Wentworth in 1988 was 
$121,000, 55% higher than in 1986. Approximately 37% of Regional households 
could "afford" the median priced unit in 1988, compared to the estimated 56% of 
Regional households able to "afford" the median priced unit in 1986. 
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The Provincial Land Use Planning for Housing Policy Statement requires that 
municipalities establish planning standards which will enable at least 25% of new 
residential units to be Affordable Housing. The Region met the Provincial 
guidelines in 1988, based on the construction of new rental, freehold and 
condominium units. The Provincial guidelines for 1990 establish "affordable" 
housing in Hamilton-Wentworth as new units costing $140,000 or less or new 
rental units with monthly costs of $1,240 or less. 


The rental market is being squeezed by low levels of construction (there have 
been virtually no private market rental row or apartment starts since 1985), by 
low vacancy rates (the Hamilton CMA’s vacancy rate in row and apartment units 
in October 1989 was 0.6%, amongst the lowest in the country), and by the inability 
of many tenants to afford market rents (almost 20,000 tenant households spent 
more than 30% of their gross 1985 income on rent). 


Households with low income and other special needs experience particular 
difficulties finding adequate and affordable housing in the community. Seniors, 
families with children, the physically disabled, the psychiatrically disabled, 
singles, youth, new Canadians and the homeless are just some of the groups 
within the community that may require assisted housing or more innovative 
private sector responses to meet their shelter requirements. 


The construction of approximately 325 assisted housing units per year by 
non-profit housing corporations has not kept pace with the intensifying shelter 
needs of Regional households. As one indicator, the average number of 
households on the Hamilton-Wentworth Housing Authority waiting list for assisted 
units increased by 85% between 1985 and 1989. 


The maintenance of the existing stock is an important issue given the large 
number of older dwellings in the Region. According to a report by the Ministry of 
Housing in 1985, 10% of the owner population stated that their house was in need 
of major repair, while 15% of tenants stated that the level of maintenance and 
service associated with their unit was poor or very poor. The figures for Ontario 
were higher, at 13 and 17 percent, respectively. 


The Region is responsible for maintaining at least a 10-year supply of vacant, 
residentially designated land at all times, according to the Provincial Land Use 
Planning for Housing Policy Statement. There are approximately 1,950 hectares 
(4,880 acres) of vacant land designated as residential in the Region, with an 
estimated development potential of almost 47,000 units. Based on recent 
development trends and projections of future growth, this meets the requirements 
of the Provincial policy. 


Projected Requirements 


Projected unit requirements for the 1990 to 2010 period range from almost 43,000 
to approximately 50,000 and average annual unit requirements are forecast to 
range from 2,100 to 2,500. Although actual growth will vary according to factors 
such as mortgage costs, immigration targets and employment growth, the high 
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scenario was used when establishing targets, due to 1) the likelihood that the 
Region will continue to experience high levels of immigration, 2) recent increases 
in development activity, and 3) the uncertainty associated with all forecasts, 
particularly as the length of time from the present increases. 


The required mix by type is forecast to be 55% single and semi detached, 26% 
row and 19% apartment. The forecast mix reflects the impact that the changing 
age structure of the population will have on demand for singles. It also anticipates 
that households in all life cycle stages will be somewhat less likely to occupy 
single detached units due to the impact of increasing land and housing costs, 
changing household characteristics and implementation of the Provincial Land 
Use Planning for Housing Policy Statement. 


The required unit mix by tenure is forecast to be 30% tenant occupied and 70% 
Owner occupied. 


The changing composition of Regional households is expected to result in the 
requirement for alternative housing forms and tenure options. Alternative housing 
forms include made-to-convert homes, converted dwelling units, community 
residential alternatives for persons with special needs, and affordable unit 
designs. Tenure options include condominiums, co-operatives, lease-to-own 
units, shared equity units, and reverse mortgages. 


The assisted housing requirement is forecast to be 500-550 units per year, 
although a larger number of units are required in the next several years to meet 
the backlog of demand. 


Preliminary Recommendations 


The annual housing target of 2,500 units and the housing mix of 55% single and 
semi detached; 26% row; and, 19% apartment contained in this report be adopted 
as a guideline for medium and long range planning in the Region. 


The target for assisted housing units be set at a minimum of 500-550 units per 
year, with the recognition that a higher target must be reached for the first several 
years to meet the backlog of demand. 


The Ontario Ministry of Housing be informed of the need for additional assisted 
units. 


Area Municipalities support the need for a variety and mix of housing in the Region 
by targeting not less than 35% of units in new construction as apartment and row 
units. 


The Regional Official Plan support the goal of 25% affordable housing 


The Region require that Area Municipalities reflect housing targets for a variety 
and mix of units, including 25% affordable units, in the preparation and review of 
Official Plans, Secondary Plans and Neighbourhood Plans from tne date of 
Regional Council's adoption of this recommendation. 
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In recommending a plan of condominium or subdivision for approval by Hamil- 
ton-Wentworth, Area Municipalities state how the application meets affordable 
guidelines and targets for a variety and mix of housing, and further state how 
guidelines for affordability and targets for a variety and mix have been met in all 
applications draft approved since Regional Council’s adoption of this policy. 


The Planning and Development Department, in it’s quarterly report on sub- 
divisions and condominiums, state how draft approved plans in that quarter and 
draft approved plans since Council’s adoption of this recommendation, compare 
to Regional targets with respect to the proportion of affordable housing, variety 
and mix of housing and total unit requirements. 


The Region and all Area Municipalities allow for and provide a full continuum of 
housing including: owner occupied, private market and assisted rental, converted 
dwellings, rooming and boarding houses, group homes, and accessory apart- 
ments. 


The Regional Chairman’s Task Force on Affordable Housing examine ways in 
which private and non-profit housing developers could utilize non-traditional 
housing options as a way to increase housing choice. 


The Regional Official Plan require that all Regional and Area Municipal housing 
policies are sensitive to recent and expected changes in population and 
household characteristics such as the aging of the population, the increasing 
diversity of family types, and the impact of growing ethnic diversity on family 
composition. 


The Regional Chairman’s Task Force on Affordable Housing examine 
mechanisms (such as land dedication, bridge financing, and subdivision and 
condominium control) that would assist in ensuring that co-operatives and 
municipal and private non-profit housing providers have access to land to allow 
them to deliver Provincial allocations. 


The Regional Chairman's Task Force on Affordable Housing evaluate alternative 
models for Regional involvement in land banking for municipal and private 
non-profit housing corporations and co-operatives. 


One consideration in the approval of each plan of subdivision or condominium be 
the identification of a site (or units) appropriate for assisted housing, to be offered 
for acquisition either by non-profit housing corporations or by the Region for the 
purpose of land banking for assisted housing. 


The Region encourage the establishment or expansion of Municipal Non-Profit 
Housing Corporations delivering a full spectrum of assisted housing in all Area 
Municipalities. 


Regional Council request the Federal and Provincial Ministries of Housing to 
expand funding for housing programs that are necessary to provide a housing 
continuum for households with low income and other special needs. This 
continuum ranges from emergency shelters to transitional houses to rooming and 
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boarding houses to supportive living arrangements to permanent affordable 
housing in both individual and group settings. 


Area Municipalities be encouraged to support a high level of maintenance and 
repair in the existing rental and owner occupied housing stock through promoting 
the full utilization of rehabilitation assistance programs. 


The Region develop policies to monitor and protect the continuum of affordable 
housing options within the existing housing stock (including short term and 
emergency shelters, rooming and boarding houses, group homes, plexes, con- 
verted dwellings and affordable rental and owner occupied dwellings). 


The Regional Official Plan support intensification through policies which promote 
the expansion of the continuum of affordable housing options (including short 
term and emergency shelters, rooming and boarding houses, group homes, 
plexes, supportive living developments, converted dwellings and affordable new 
rental and owner occupied dwellings) within the existing urban area. 


Each Area Municipality develop an inventory of properties with potential for 
redevelopment, conversion or infill, and Regional staff co-operate in the develop- 
ment of such inventories. The inventories would include information on the unit 
potential of the property, an assessment of the potential impact of intensification 
on existing services and surrounding uses, and identification of existing barriers 
to intensification on the property. 


The Regional Planning and Development Department annually report on the 
supply of land for future residential use, in relation to housing targets and recent 
development trends, in order to identify and resolve constraints to residential 
development within a twenty year planning framework. 


The Planning and Development Department annually report on the supply of lots 
in draft approved and registered plans of subdivision in relation to recent develop- 
ment trends and to projected requirements over a three year period. 


The Region implement sections 14.5. 1(b) and 14.5.2 of the Regional Official Plan, 
which require the preparation of a ten year plan to identify major sewer and water 
projects which are to be undertaken by the Region to achieve Regional develop- 
ment objectives. In considering the need for phasing improvements, plant 
expansions, and infrastructure improvements, the plan should recognize the 
requirements of growth within a twenty year time frame. 


The Region identify areas where the infrastructure is underutilized and/or in need 
of repair and a comprehensive plan to promote increased use and repair of 
existing infrastructure be developed. 


The Region and Area Municipalities, in consultation with the development in- 
dustry, periodically review their approvals process for the purpose of 1) estab- 
lishing and monitoring targets for the time required for plans to receive draft and 
final approval and 2) identifying means to increase the efficiency of the process. 
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Staff prepare an internal procedural manual describing each step of the approvals 
process and associated time frames. 


The Regional Chairman's Task Force on Sustainable Development .examine 
ways in which Regional housing policy can actively promote the concept of 
Sustainable Development. 


The Region and all Area Municipalities consider issues such as: density of 
development; design of subdivisions and dwelling units; accessibility to services, 
amenities, jobs and public transportation; extent of growth; location of develop- 
ment; affordability of housing; construction techniques; and, utilization of existing 
services in light of social and environmental consequences. 


The Region and Area Municipalities co-operate in the development of shared 
housing monitoring systems to eliminate duplication and overlap in the collection 
and analysis of information. 


The Planning and Development Department produce annual report(s) on the 
availability of land and residential lots for future development, the variety and mix 
of housing in new development, and unit prices for each housing type relative to 
the Provincial guidelines on affordability. 


The Region encourage input from the home building and development industry, 
business and labour organizations, community groups and the public at large in 
the preparation of policies which relate to the Regional role in the provision and 
maintenance of an adequate and affordable supply of housing. 


The Region encourage active and direct participation from all sectors of society 
in developing and maintaining affordable housing units in the community. 
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introduction 


The Municipal Housing Statement Update Program is funded by the Ontario Ministry 
of Housing in accordance with section 3(a) of The Housing Development Act. 
Hamilton-Wentworth’s Regional Housing Statement Update - 1990, prepared with 
regard to Ministry guidelines, forecasts Regional housing requirements based on 
an analysis of existing and expected demand and supply. It also establishes a basis 
for housing strategies currently being developed as part of the ongoing work of the 
Chairman’s Task Force on Affordable Housing, the Region’s implementation of the 
Provincial Land Use Planning for Housing Policy Statement and the Regional 
Official Plan Review. 


Regional Housing Statements were previously prepared in 1975 and 1982. The 
1975 Report, Future Housing Requirements in Hamilton-Wentworth, was premised 
upon rapid rates of population and household growth. A review of this study was 
undertaken in 1982 when it was evident that the forecast unit requirements con- 
tained in the report were high. 


The Regional Housing Statement Update - 1982 established housing targets for the 
years 1982 to 2001. That report forecast a housing requirement of 19,600 units for 
the 1982-1989 period. The actual number of unit completions in this time was 
18,100. Although the eight percent difference between projected requirements and 
actual starts is moderate given the uncertainties associated with forecasts of this 
nature, there have been significant changes in the housing market since 1982. 
Average household size has declined while the diversity of households types has 
increased. There has been increased residential construction in recent years with 
a predominance of single detached dwellings (70% of units completed between 
1981 and 1989 were single detached, compared to the 1982 target of 52% single 
detached units in new construction). In addition, there have been dramatic in- 
creases in housing costs and continuing low rental vacancy rates. These conditions 
have aggravated difficulties faced by low and moderate income households in 
obtaining adequate and affordable shelter. 


The current Regional Housing Statement Update forecasts housing requirements 
for the period 1990 to 2010. Chapter One documents factors that impact upon 
housing demand inthe Region, including economic conditions, demographictrends, 


rates of household growth, and changes in the size, age, income and type of 
households. Chapter Two examines characteristics of housing supply such as type, 
tenure, cost and condition of units in the existing stock, the availability of residential 
land in newly developing and built urban areas, and the construction of new 
residential units. Chapter Three projects future housing requirements, including a 
review of a range of options for households with differing means and needs anda 
breakdown of forecast housing requirements by type and tenure. Chapter Four 
contains preliminary recommendations regarding the desired Regional role in the 
provision and maintenance of an adequate and affordable supply of housing for a 
diverse Regional population. 


Chapter One : 


Housing Demand 


Chapter One: Demand 


Demand for housing units is tied to growth of the population and to rates of 
household formation. Population growth and household formation in Hamilton- 
Wentworth are influenced by a variety of social, demographic and economic factors. 
For example, the opportunities for labour force participation and the attractiveness 
of the Region as a place to live will influence population and household growth 
through their impact upon migration. Within the existing population, household 
characteristics will also change in response to demographic trends, such as the 
aging of the baby boom, social trends such as the increasing acceptance of 
non-traditional household units, and economic trends, such as the rate of interest 
charged on mortgages. 


This chapter will examine some of the demographic trends and economic conditions 
that will influence future housing choices. The chapter is organized in three 
sections: 


1.1 The Economy 


1.2 Population; and, 


1.3 Households. 


1.1 The Economy 


Growth and change in the economy will impact upon the number of housing units 
required to accommodate new households. Moreover, economic development is 
closely tied to the type and location of housing required, by virtue of the needs of 
the labour force for affordable housing with good access to both jobs and services. 


Employment Growth 

The economy grew and changed significantly during the 1980s. The employed 
labour force in the Hamiltori CMA increased by 22% between 1980 and 1988 while 
unemployment fell from approximately 11% during the 1982-83 recession to 6% in 
1988. The 22% growth of the employed labour force in the Hamilton CMA compares 
to 20% growth in Ontario over the same period (Statistics Canada, Catalogue 
71-001). 


Growth since the recession of the early 1980s has been characterized by sectoral 
shifts in the economy. In 1986, 37% of the Region’s labour force was employed in 
the service sector, compared to 31% in 1981. The fastest growing service industries 
were transportation, communications and utilities and finance, insurance and real 
estate. Employment in manufacturing declined by 12% between 1981 and 1986, 
although total manufacturing value added increased by 24% (1980-85). A decline 
in manufacturing employment has occurred in Hamilton-Wentworth and Ontario as 
firms have restructured to compete in the international economy. 


Labour force growth in Hamilton-Wentworth during the 1980s was partially the result 
of an increase in the participation rate (proportion of the adult population active in 
the labour force) from 64.9% in 1981 to 65.3% in 1986. For females, the participa- 
tion rate rose from 49.4% to 55.1% (Statistics Canada, Census). 


Building Activity 
Between 1981 and 1988, the total value of annual building permits issued increased 
by 181.3%. The peak year for the value of building permits issued was 1986. 


Residential building permits in 1988 accounted for 68.1% of all building permits 
issued. This is an increase from 1981 when residential building permits counted 
for 41.1% of all building permits issued. The value of industrial building permits has 
fluctuated between 1981 and 1988, with 1986 representing the peak year for 
industrial permits. In 1988, commercial building permits were at their highest level 
at $78.5 million. Institutional permits peaked in 1986, but in 1988 were more than 
double the 1981 level. 


All of the Area Municipalities experienced more than 100% growth in the total value 
of permits issued. The City of Hamilton continues to be the municipality with the 
largest value of permits issued. However, this share declined from 71.7% in 1980 


to 52.0% in 1988. The other Area Municipalities increased their share of non- 
residential building permits. 


Chart 1.a 


Hamilton-Wentworth 1981 - 1988 
Total Building Permit Value 


Millions of Current Dollars 


Source: Statistics Canada, Catalogue No. 61-203. 


Environmental Initiatives 

Concurrent with economic growth during the 1980s, local initiatives reflected the 
growing understanding of the linkages between ecology and economics. Ontario 
uses amongst the highest levels of energy per unit of economic output in the 
industrialized world, while its residents generate one of the largest flows of solid 
waste. In Hamilton-Wentworth, almost 140 million kilograms of municipal solid 
waste was generated in 1989. Addressing these and related concerns, local actions 
included a stress on recycling and recovery in the waste management process, the 
preparation of the Remedial Action Plan for Hamilton Harbour, and significant 
investments by heavy industry in pollution abatement. 


In the future, economic activities will increasingly be evaluated within a framework 
of sustainable development. Within this framework, the interrelationships between 
economic development, the environment, and social concerns are explicitly recog- 
nized. Economic and political decisions must take into account ecological and 
social concerns, in order to provide opportunities for future generations. 


At the international level, the report ‘Our Common Future’ (or the Brundtland 
Report) first recommended sustainable development as a framework within which 
individuals, governments, and industries could act without compromising the in- 
tegrity of the environment. Amongst Canada’s responses to the Report, and to 
growing awareness in the population, was the establishment of a National Task 
Force on Environment and Economy. The Task Force highlighted the importance 
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of sustainable development as "central to continued economic prosperity both within 
Canada and throughout the world", and made recommendations aimed at introduc- 
ing principles of sustainable growth to program and policy development. In Hamil- 
ton-Wentworth, steps towards making sustainable development a guiding principle 
include the adoption of a report entitled "Directions for the 90s" by Regional Council 
in December 1989 and the subsequent establishment of a community based Task 
Force on Sustainable Development. The Task Force will provide direction and 
advice to staff with respect to integrating the concept of sustainable development 
into the review of the Regional Official Plan and Economic Strategy. 


The adoption of sustainable development as a vision guiding economic growth has 
implications for all sectors of the economy, including the residential construction 
sector. Issues such as: density of development; design of both subdivisions and 
individual dwelling units; accessibility to services, amenities, jobs and public 
transportation; extent of growth; affordability of housing; construction techniques; 
and, utilization of existing services must all be evaluated in light of social and 
environmental consequences and implications for long term sustainability. 


Future Trends 

Economists expect the service sector will continue to provide the greatest potential 
for job creation in Ontario. Hamilton-Wentworth’s Economic Strategy recognizes 
the importance of this trend and recommends that the Region focus on attracting 
jobs in rapid growth industries in the service sector. Capital intensive, high tech- 
nology manufacturing firms are also targeted as having significant growth potential. 


Projected demographic changes will affect the labour market. Slower rates of labour 
market growth are expected to occur as a result of an aging population and 
continuing low birth rates. As a result, competition for workers may heighten. 


A diverse stock of housing that is affordable to low and moderate income groups 
will be critical as industries and businesses seek to attract and maintain workers in 
a competitive environment. Immigration is expected to remain high, and a diverse 
housing stock will also help to attract labour market entrants from this source. 
Accessible public transportation and the availability of services such as childcare 
and health and recreational facilities must complement a stock of affordable housing 
as a means to maintain a large resident workforce. 


Economic growth will increasingly be evaluated in light of environmental and social 
impacts. The Region's ability to operate within a sustainable framework will be 
dependent upon developing coherent strategies for economic growth, residential 
development and environmental protection. Encouraging well designed, affordable 
housing with access to services, jobs and public transportation, while maximizing 
utilization of existing infrastructure, is one component of a Regional vision of 
sustainable development. 


1.2 Population 


The population of Hamilton-Wentworth was 434,000 in December of 1988, an 
increase of 32,000 persons since the Region was formed in 1974. Approximately 
75% of this growth has taken place since 1980. 


The Region’s average annual rate of growth has rebounded from the low levels of 
the 1970s to 1.0% in the last three years. 


Hamilton-Wentworth has experienced a slower rate of growth than the Province as 
a whole since 1956. Growth has concentrated in the Regions immediately sur- 
rounding Toronto. However, Hamilton-Wentworth’s rate of growth, relative to 
Ontario’s, has improved since 1981 due to improved levels of migration. 


Chart 1.b 


Population Growth 
Hamilton-Wentworth, 1974-1988 


(Thousands) 


Source: Ministry of Revenue, Assessment Division 


Migration 

Average annual net migration was more than 1,500 persons between 1985 and 
1988, up from (-1,870) between 1976 and 1981. The positive migration experienced 
in recent years occurred as a result of: higher levels of immigration to Canada, the 
movement of persons from other provinces to an expanding Ontario economy, and 
an improved ability to attract migrants from other Regions in Ontario. Hamilton- 
Wentworth’s improved competitive position, relative to other Regions, is related to 
a number of factors including a cost of living advantage, recent and planned 
infrastructure improvements (Such as the twinning of the Skyway and the planned 
extension of full GO Rail service), and increased marketing of Hamilton-Wentworth 
as a place to live. 
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Natural Increase 

The rate of natural increase in Hamilton-Wentworth has declined from 6,000 
persons per year at the peak of the baby boom in 1957 to 3,000 persons per year 
at present. 


Fertility rates have been below the replacement level since 1975, and are expected 
to remain low due to: participation of women in the labour force, costs of raising 
children, preferences for small families, and increasing divorce rates. 


Although the fertility rate has been relatively stable since 1977, the number of births 
increased as the baby boom reached childbearing age. The number of children 
aged 0-4 in Hamilton-Wentworth is projected to increase from 27,000 in 1988 to 
29,000 in 1996 before declining to 25,000 in 2006 as the baby boom completes its 
reproductive cycle. 


Projected Growth 

Population projections, prepared by the Hamilton-Wentworth Planning and 
Development Department, were adopted by Regional Council in April, 1989. The 
population of the Region was forecast to increase from the assessed population of 
429,000 in May, 1988 to 483,000 in 2006 under the "most likely" scenario. This 
scenario was within a range (473,000-492,000) of Regional growth most likely to 
occur. The average annual rate of growth was projected to decline from 1.0% 
between 1988 and 1991 to 0.5% between 2001 and 2006. 


Chart 1.c 


Population Growth Scenarios 
Hamilton-Wentworth, 1988-2006 


Note: The most likely range (Shaded) recognizes the greater accuracy of forecasts early in the projection period. 
Source: Hamitton-Wentworth Planning and Development Department. 


Population projections are sensitive to changes in fertility and migration. For 
example, the high migration scenario, premised upon factors such as extension of 
full GO Train service to the Region, high levels of employment growth in the Regional 
Centre, a continuation of cost of living advantages, and federal policy supportive of 
high levels of immigration, projects a 2006 population of 503,000. A combination 
of high fertility and high migration would result in a 2006 population of 511,000. On 
the other hand, a combination of low fertility and low migration would result in a 2006 
population of 445,000. 


International migration is expected to constitute an important source of growth over 
the projection period. This is based on the premise that federal policies will continue 
to support high levels of immigration, and that natural increase will decline in 
importance as a source of growth as the population ages. 


Age Distribution 

The population has aged and this trend is expected to continue. The proportion of 
the population over 65 increased from 7% in 1976 to 13% in 1988 and that proportion 
is projected to reach 15% in 2006. At the same time, the proportion of children 
declined from 26% in 1976 to 19% in 1988 and is projected to be 17% in 2006. Also, 
the age structure of the population 15 to 65 will shift. The median age of this 
population, generally considered to be the population from which the labour force 
is drawn, is projected to increase from 34 in 1988 to 41 in 2006. 


Chart 1.d 


Population Distribution by Age Group 
Hamilton-Wentworth, 1976, 1988 and 2006 


Percent 


Age Group 


MMH is7e (741988 [YN 2006 (Projected) 


Source: Ministry of Revenue, Assessment Division and Hamilton-Wentworth Planning and Development 
Department. 
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Population Growth in Area Municipalities 

Growth patterns have varied between Area Municipalities in the Region. Between 
1985 and 1988, Ancaster, Stoney Creek and Flamborough grew most rapidly, with 
growth of 23%, 9%, and 8%, respectively. Most municipalities experienced faster 
growth between 1985 and 1988 than during the early 80s. 


Map 1.a 


Population Change in Area Municipalities 
1979 - 1982,1982 - 1985 and 1985 - 1988 


Hamilton 


e, 
KX 


Flamborough 


\ 


Ancaster 


Legend 
1979 - 1982 
1982 - 1985 


1985 . 1988 Souros: Ministry of Revenue, Assessment Services Division and 
the Hamitton-Wentworth Planning & Development Department. 


The suburban municipalities are expected to continue to grow most rapidly. Be- 
tween 1988 and 2006, Ancaster is projected to increase by 82%, Stoney Creek by 
43%, and Flamborough by 39%. 


The older urban areas of Hamilton and Dundas are forecast to experience minor 
growth. However, even net growth of 3,600 persons in Hamilton should result in 
an increase of approximately 10,000 households because of changing age structure 
and household size. 


Table 1.a 


Population Projections 
Area Municipalities, 1988-2006 


Base Population Low Most Likely** High 
(May 1988)* 


Ancaster 19,700 


35,800 
22,000 
37,700 
11,800 
310,700 
64,600 


Dundas 20,600 
Flamborough 27,100 
Glanbrook 9,500 
Hamilton 307,100 
Stoney Creek 45,300 


(1) The population projections contained in the document Hamilton-Wentworth Population Projections, 1988- 
2006 were based on the enumeration of May, 1988, the most recent data available at the time of produc- 
tion. The Regional population during that assessment was 429,000. The year-end population for 1988 
was 434,000. 


(2) There is greater uncertainty associated with population projections at the Area Municipal level than for 
larger areas, as a result of the numerous factors which impact development patterns. These factors in- 
clude: characteristics of new development, neighbourhood capacity and household size, availability and 
location of serviced land, image and momentum. Although developments with a significant local impact 
were considered in the scenarios, where the impact is uncertain, municipal growth beyond the range 
projected is possible. 


1.3 Households 


Growth in the number and type of households in the Region is one of the key 
determinants of future housing demand. Household growth and changes in 
household characteristics are related to demographic factors such as population 
growth and shifts in age structure, and to social and economic factors such as the 
affordability of housing and the acceptance of alternatives to the traditional family 
unit. The number of households in Hamilton-Wentworth and household charac- 
teristics of size, type, income and age of maintainer will all be determined by the 
interaction of social, demographic and economic factors. 


Growth 

There were 3,221,700 households in Ontario in 1986, 8.5% more than 1981. The 
average annual rate of growth declined from 3.5% inthe 1966-1971 period to 1.6% 
in the 1981-1986 period. Household growth was higher than population growth 
throughout this period due to a 24% decline in household size, from 3.7 persons 
per household in 1961 to 2.8 persons per household in 1986. The difference 
between population and household growth narrowed in the 1981 to 1986 period as 
a result of more moderate declines in household size. 


Chart 1.¢e 


Population and Household Growth Rates 
Ontario, 1961-1986 


; Average Annual Growth (%) 


Source: Statistics Canada, Census. 


Rapid household growth has occurred since 1986 in response to population growth 
generated by high levels of migration, and to a baby boom driven increase in 
household formation. This increase in population and household growth rates is 
most evident in the Greater Toronto Area, the destination for many new households. 


There were 155,600 households in the Region in 1986, 5.7% more than in 1981. 
As in Ontario, the average annual rate of growth was lower in the 1981 to 1986 
period than in the 1976 to 1981 period due io less rapid declines in average 
household size. 


Table 1.b 


Population and Household Growth 
Hamilton-Wentworth, 1976-86 
Households Population 


136,100 409,500 


1981 147,200 411,400 


% Average Annual 1.6 0.1 
Growth 1976-1981 


1986 155,600 423,400 


% Average Annual TA 0.6 
Growth 1981-86 


Source: Statistics Canada, Census. 


A healthy residential construction market in Hamilton-Wentworth provides evidence 
that, as in Ontario, strong population and household growth has occurred since 
1986. The number of households in December 1988 was 164,000. 


Size 

Average household size in Hamilton-Wentworth declined from 3.0 persons per 
household in 1976 to 2.7 persons per household in 1986. The number of one 
person households increased by 44%, more than any other household size. Two 
person households increased by 19% and three person households by 14% over 
the period. One person households increased from 18% of all households in 1976 
to 23% in 1986. 


The increase in the number of smaller households is a result of factors such as low 
fertility rates, increasing divorce rates, a dramatic growth in persons living alone 
and the impact of an aging population. These influences have also contributed to 
changes in household type, including the rise of the non-family household and the 
increase in the number of lone parent families. 
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Table 1.c 


Household Growth by Size of Household 
Hamilton-Wentworth, 1976-1986 


1976 1981 1986 % Change 

1976-86 

1 Person 25,030 32,830 36,075 44 
2 Person 39,790 44,080 47,290 19 
3 Person 23,980 25,205 27,320 14 
4-5 Person 38,220 38,745 39,725 4 
6+ Person 9,115 6,340 5,170 -43 


Total 136,135 147,200 155,580 14 


Average 3.0 2.8 elf 
Household Size 


Source: Statistics Canada, Census 


Average household size declined in all municipalities between 1976 and 1988. The 
older urban areas of Hamilton and Dundas have the smallest household size as a 
result of an older population and a relatively large supply of accommodation suitable 
for one person households. The suburban municipalities have larger average 
number of persons per household, due to their relative attractiveness to families 
with children. Average household size by area municipality for 1988 (with 1976 
figures shown in brackets) was: Ancaster 3.2 (3.5); Dundas 2.8 (3.2); Flamborough 
3.1 (3.4); Glanbrook 3.1 (3.6); Hamilton 2.5 (2.9); and, Stoney Creek 3.1 (3.2). 
Average household size in the Region declined from 3.0 to 2.7 over this period. 


Age of Household Maintainer 

The distribution of household maintainers”) by age is a reflection of both the age 
structure of the population and the changing propensity of individuals to form 
households as they move through the lifecycle. 


As one progresses through the lifecycle, the likelinood that one will head a 
household changes. For example, in Ontario in 1986, only 13% of males 15-24 
headed households, compared to 68% of males aged 25-34. This jump in the 
proportion of males heading households reflects the desirability and feasibility of 
household formation in the late 20s and early 30s. For females, headship rates 
remain relatively low until after age 55, when the death of a spouse may result in 
female headed households. 


(1) "Household Maintainer” refers to the person, or one of the persons, in the household who pays the rent, 
or the mortgage, or the taxes, or the electricity, etc. for the dwelling. if such a person is not present in 
the households, then person 1 is assigned as household maintainer (Census definition). Often, in a 
family with two adults, the person referred to as "household maintainer” is the male, resulting in a 
disproportionate number of "male headed households” relative to *temale headed households”. 


Changes in the rate and nature of household formation are influenced by the shifting 
age distribution of the population interacting with differential headship rates. In 
1988, when the baby boom was 25-44 years of age, households headed by this 
cohort represented 42% of all households, up from 39% in 1976. In the 1990s, 
because the baby boom will be replaced by the smaller cohort following them, there 
will likely be a decrease in the rate of growth of households headed by 25-44 year 
olds. At the same time, the aging of the baby boom and projected increases in life 
expectancies will lead to an increase in the number of older households. 


Chart 1.f 


Households by Age of Household Head 
Hamilton-Wentworth, 1976, 1988 and 2006 
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Age of Housshold Maintainer 
MMH is7e § (771988 ELD) 2006 (Projected) 


Source: Ministry of Revenue, Assessment Division and Hamilton-Wentworth Planning and Development 
Department. 


Hamilton and Dundas are the municipalities with the largest proportion of 
households headed by seniors. However, the planned development of two retire- 
ment villages in Glanbrook will significantly increase the proportion of senior headed 
households in that municipality. The City of Hamilton also has a large proportion 
of households headed by adults 15-24 years of age (8% compared to 4% in the 
Region). On the other hand, the proportion of households headed by 45-64 year 
olds is highest in Ancaster (39%) and Glanbrook (37%). This compares to the 33% 
of all households in the Region which are headed by 45-64 year olds. 


Household Type 

There is a diversity of household types in Hamilton-Wentworth. Husband-wife 
families with children constitute the largest group (39% of all households). However, 
the number of non-family households and lone parent families increased most 
rapidly since 1976. 
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The number of non-family households in Hamilton-Wentworth increased from 
30,635 in 1976 to 41,770 in 1986 (36%). This compares to 14% growth in all 
households. The increasing number of non-family households has been en- 
couraged by changing attitudes to the traditional family unit, an increase in the 
incidence of separation and divorce, and more widowed elderly living alone. 


Chart 1.9 


Households by Type 
Hamilton-Wentworth, 1986 


Non-family, 2 or more persons Non-family, 1 Person 


Lone Parent 


H-Wife with Children a Multifamily 


H-Wife without Children 


Source: Statistics Canada, Census 


Almost 20% of all families with children are lone parent families. The number of 
lone parent families (including those in multifamily households) increased 30% 
between 1976 and 1986, from 11,120 to 14,415. Separation, divorce and never- 
married lone parenthood have contributed to recent growth in the proportion of lone 
parent households. Approximately 84% of lone parent households are headed by 
females. 


The number of husband-wife families (including those in multifamily households) in 
Hamilton-Wentworth increased 5%, from 95,960 to 101,075 between 1976 and 
1986. All of the growth was accounted for by a 15% increase in the number of 
husband-wife families without children at home. The number of husband-wife 
families with children at home declined between 1976 and 1981, then returned to 
1976 levels by 1986 as the baby boom reached childbearing age. 


Amongst families with children (both husband-wife and lone parent), the number of 
families with one child and the number of families with two children increased by 
17% and 18%, respectively between 1976 and 1986. The number of families with 
3-4 children declined by 23% and the number of families with five or more children 
declined by 69% over the period. The decline in the number of families with three 
or more children, and the increase in the proportion of families with two or less 
children, has contributed to a decline in the size of family households from 3.3 in 
1976 to 3.1 in 1986. 


The City of Hamilton has the most diverse range of household types, as only 58% 
of households are husband-wife families, compared to 63% of all households in the 
Region. The remaining households are lone parent (10%), non-family (31%), and 
multi-family (1%). In the other area municipalities, the proportion of husband-wife 
families is: 84% in Ancaster; 69% in Dundas; 81% in Flamborough; 84% in 
Glanbrook; and, 78% in Stoney Creek. 


Household Income 

Average household income was $34,100 in 1985 and median household income 
$30,600. Median household income increased by 41% between 1980 and 1985, 
while the consumer price index increased by 43%. The median income in 1988 
dollars is estimated at $34,600, as there was a 13% increase in the Consumer Price 
Index in the 1985 to 1988 period. 


The following table shows the distribution of household incomes in 1985, and the 
corresponding income in 1988 dollars. 


Table 1.d 


1985 Income Distribution, Showing 1988 Dollars 
Hamilton-Wentworth 


Household Income 1988 % of Cumulative 

1985 Estimate Households % 

LT $ 7,500 LT $8,475 ré v4 

$7,500 - $15,000 $8,475 - $16,950 A7 24 

$15,000 - $22,500 $16,950 - $25,425 13 37 

$22,500 - $30,000 $25,425 - $33,900 12 49 

$30,000 - $37,500 $33,900 - $42,375 13 62 

$37,500 - $45,000 $42,375 - $50850 12 74 

$45,000 - $52,500 $50,850 - $59,325 9 83 

$ 52,500 + $59,325 + 17 100 


Note: Statistics Canada cautions that the data is based on a small sample of households, and is therefore 
subject to a margin of error. Moreover, using the consumer price index to inflate household income does 
not account for changes in real income that may have occurred between 1985 and 1988. 


Source: Statistics Canada, Census 


Twenty-four percent of all households had incomes of less than $15,000 in 1985 
and 38% had incomes higher than $37,500. Many households earning less than 
$15,000 in 1985 fell below Statistics Canada low income cut-offs (commonly known 
as the poverty line). In 1985, Statistics Canada estimated that for households in 
urban areas of 500,000 persons or more") the following low income cut-offs applied: 
$10,233 for a one person household; $13,501 for a two person household; $18,061 
for a three person household; and, $20,812 for a four person household. 


(1) This would include the Hamilton CMA. 
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The Social Planning and Research Council of Hamilton and District’s_Guide for 

ing i ilton- also suggests that many 
households with incomes below $15,000 could not obtain all basic goods required 
for household maintenance. For example, the Guide suggested that an income of 
$15,000 was required for a single parent with one child; if childcare was necessary 
to permit participation in the paid labour force this figure increased to $22,600. For 
a household with two adults and one child the minimum income required was 
$19,500 without childcare and $32,200 if childcare and a car were needed. Fora 
single adult the Guide suggested that a minimum income of $10,900 was required. 


Income levels vary considerably according to household types. For example, 18% 
of lone parent households and 15% of non-family households had incomes of less 
than $7,500 in 1985, compared to 7% of all households. An additional 26% of lone 
parent households and 38% of non-family households had incomes of between 
$7,500 and $15,000 in 1985. On the other hand, 67% of husband-wife families had 
incomes of greater than $30,000 in 1985, compared to 51% of all households. 


Chart 1.h 


Income Range by Type of Household 
Hamilton-Wentworth, 1985 


Husband-Wife Family Lone Parent Family Non-Famity Household 
Household Type 


MB 11S 7,500 EE) 7500-15000 8 15000-22500 Ei 22500-30000 
EEZA 30000-37500 [aad 3750045000 [5 45000-52500 (-) $52500+ 


Note: Although only 9% of husband-wife family households had incomes below $15,000 in 1985, this 
represented approximately 8,900 families. 
Source: Statistics Canada, Census and Hamilton-Wentworth Planning and Development Department. 


The distribution of income amongst households also varies according to age of 
household maintainer. Twenty-five percent of households headed by 15-24 year 
olds had incomes below $7,500 in 1985, compared to 7% of all households. Thirty 
percent of households headed by 25-44 year olds were in the $22,500 to $37,500 
income bracket in 1985, compared to 25% of all households. Approximately 42% 
of all households headed by seniors (65+) had incomes of between $7,500 and 
$15,000 in 1985 (see chart 1.h). 


Chart 1.i 
Income by Age of Household Maintainer 
Hamilton-Wentworth, 1985 


Ue 
15-24 Years 25-44 Years 45-64 Years 
Age of Household Maintainer 


HM LTS 7500 FBZ 7500-15000 EEE] 15000-22500 
30000-37500 37500-45000 45000-52500 


Source: Statistics Canada, Census and Hamilton-Wentworth Planning and Development Department. 


There are also marked income distinctions between households of different tenancy 
status and household size. Sixty-one percent of renters had incomes below 
$22,500 in 1985 compared to 37% of all households. Sixteen percent of single 
person households earned less than $7,500 in 1985 compared to 7% of all 
households. Amongst single person households, 40% of those headed by 15-24 
year olds and 28% of those headed by 45-64 year olds had incomes of less than 
$7,500 in 1985. 


Area municipalities exhibit different household income characteristics. In 1985, 
median household income was: $48,000 in Ancaster; $37,100 in Dundas; $40,200 
in Flamborough; $38,900 in Glanbrook; $27,500 in Hamilton; and, $38,300 in 
Stoney Creek. Moreover, the proportion of households with incomes below $15,000 
in 1985 was: 7% in Ancaster; 15% in Dundas; 11% in Flamborough; 12% in 
Glanbrook; 27% in Hamilton; and, 14% in Stoney Creek. To an extent, these income 
variations reflect the range of housing types and better access to public transpor- 
tation and services available in older urban areas such as Hamilton. The aging of 
the population may also affect incomes, as senior households tend to have lower 
incomes than households headed by 35-50 year olds. 


Projections 

The number of households in Hamilton-Wentworth is projected to increase from 
161,100 in 1988 to 193,500 in 2006 under the "most likely" population growth 
scenario. Household growth may be higher if migration to Hamilton-Wentworth 
continues to improve, or if patterns of household formation undergo significant 
change. The number of households in 2006 could be 205,300, assuming conditions 
of high migration occur and average household size declines to 2.45. 


Household growth is projected to moderate over the projection period as the baby 
boom ages and rates of population growth decline. Annual projected household 
growth under the "most likely" scenario contained in the Regional population 
projections is 2,500 between 1988 and 1991, compared to 1,800 between 1991 and 
1996 and 1,600 between 1996 and 2006. Under the high household growth 
scenario, projected annual household growth is 3,000 between 1988 and 1991, 
compared to 2,400 between 1991 and 1996, and 2,300 between 1996 and 2006. 
These projections represent averages, actual annual household formation will vary 
from these projected averages in response to volatilities in the mortgage market, 
housing costs, immigration targets, the distribution of employment growth in 
Southern Ontario, and other factors that influence the rate and timing of household 
formation. 


Household projections were made using age-specific propensities to form 
households, in order to account for the impact that the changing age structure of 
the population will have on household growth. The number of households headed 
by individuals 45-64 years of age is projected to increase 45% between 1988 and 
2006. Rapid growth (30%) is also projected amongst households headed by 
seniors. The number of households headed by individuals under the age of 44 is 
projected to decline by one percent as a result of the aging of the baby boom. 


Average household size is projected to decline from 2.7 to 2.5 between 1988 and 
2006, as a direct result of the aging of the population. In other words, there will be 
further increases in the proportion of one and two person households. Trends in 
household size and age of household maintainer, as well as changes in charac- 
teristics such as household type, ethnicity and income will impact upon the variety 
and mix of housing required in the future. 


The number of households is projected to increase in all Area Municipalities 
between 1988 and 2006. Eighty-seven percent of household growth is forecast to 
occur in the suburban municipalities of Stoney Creek, Ancaster and Flamborough, 
and above the escarpment in the City of Hamilton. 


Chapter Two: 


Housing Supply 


Chapter Two: Housing Supply 


The characteristics of housing in Hamilton-Wentworth have changed considerably 
since the last Regional Housing Statement Update was prepared in 1981/1982. 


The growth of the housing stock has accelerated with increased development 
activity. Residential construction has been predominantly single detached dwell- 
ings, although the proportion of multiple dwellings increased in the 1986 to 1989 
period. 


The cost of purchasing dwelling units has increased dramatically since 1981. At 
the same time, rental vacancy rates have continued to decline. This has aggravated 
difficulties faced by low and moderate income households in obtaining adequate 
and affordable housing. 


Two components of housing supply will be examined in this chapter: 
« Existing Housing Stock; and 


« Potential Housing Stock. 
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2.1 Existing Housing Stock 


The housing stock in Hamilton-Wentworth consists of approximately 168,800 
dwelling units. This is a 9% increase from the 155,100 dwelling units in 1981. 
Characteristics of the stock, such as type, tenure, condition, size, age, location and 
cost, have asignificant impact upon the ability of households in Hamilton-Wentworth 
to obtain adequate, affordable and appropriate accommodation. 


Type 

A range of structural dwelling types is necessary to provide opportunities for 
households with differing means and needs to obtain appropriate shelter. A single 
detached dwelling in the suburbs may be suitable to a family with children and a 
car. On the other hand, an apartment in the downtown may be more desirable to 
a single person requiring good access to public transportation and other services. 


Hamilton-Wentworth has a fairly diverse mix of housing. In 1988, the breakdown 
of units by structural dwelling type was: 57% single detached, 4% semi detached, 
6% row, 4% plex, 24% apartment, 2% other residential and 3% non-residential (eg., 
located above a store). However, the extent of the diversity narrowed during the 
1980s, as 70% of housing starts between 1980 and December 1989 were single 
detached. 


Chart 2.a 


Dwelling Units by Type 
Hamilton-Wentworth, 1988 


Source: Ministry of Revenue, Assessment Division and Hamiltton-Wentworth Planning and Development 
Department, Municipal Building Profile. 

The most common type of dwelling unit in the Region is single detached. The 

number of single detached units increased from 85,700 to 96,100, or 12% in the 

1981 to 1988 period. Larger households, husband-wife families, and households 

headed by 45-64 year olds have high propensities to occupy single detached units 


(see table 2.a). For example, in Hamilton-Wentworth in 1988, approximately 76% 
of households with four or more persons occupied single detached units, compared 
to 30% of one person households and 58% of two person households. 


Table 2.a 


Dwelling Type and Selected Household Characteristics 
Hamilton-Wentworth, 1988 (A & B) and 1986 (C) 


A) AGE AND SEX OF HOUSEHOLD MAINTAINER 


17,276 100 


3,908 100 
19,776 100 
13,612 100 
15,039 100 


Total 


# % 
38,666 100 
52,779 100 
26,765 100 
45,207 100 


5,640 6 
2,010 15 
non-family 12,820 31 1,145 3 


Notes: Other includes plexes (2-5 units), semi detached, farm residential and non-residential Figures show- 
ing dwelling type by age and sex of household maintainer do not include households where the age 
of maintainer is unknown. Figures showing dwelling type by number of persons per household do 
not include households where the number of persons per household was missing. 


Source: Ministry of Revenue, Assessment Division; Statistics Canada, Census; and, Hamilton-Wentworth 
Planning and Development Department, Municipal Building Profile. 

Apartment buildings with six or more units contain 24% of the Region’s dwellings. 

There was limited apartment construction during the 1980s due to the economics 

of private market rental construction. Single person households, households 

headed by 16-25 year olds or by seniors, and non-family households have high 

propensities to occupy apartment units. For example, 57% of households headed 
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by females 16-25 years of age and 47% of households headed by females over 65 
years of age lived in apartments in 1988, compared to 13% of households headed 
by males aged 46-65 (see table 2.a (A)). 


There were approximately 9,600 row units in the Region in December 1 988, up from 
7,700 in 1981. The proportion of row units in the housing stock increased from 5% 
to 6% over the period. Lone parent households, households headed by 25-44 year 
olds, and female headed households have a high propensity to occupy row units. 
For example, 15% of lone parent households occupied row units in 1986, compared 
to 6% of husband-wife family households (see table 2.a (C)). 


The remainder of the housing stock consists of roughly 7,200 units in plexes, 
6,700 units in semi-detached dwellings, 4,200 units in other residential dwellings 
and 4,500 units in non-residential dwellings. These alternative dwelling structures 
expand the range of housing available to different households. For example, the 
creation of a duplex through conversion of a single detached dwelling could provide 
two units for smaller, non-traditional households. The City of Hamilton is examining 
the potential to encourage such options through a Residential Intensification Study. 


The City of Hamilton has the greatest range of housing types, with 52% single, 6% 
row, 34% apartment/plex, and 8% other. Dundas also has a fairly diverse housing 
mix, with 22% of its housing stock in apartment/plexes and 5% in row housing. 
Stoney Creek has a large percentage of row housing (7%), as well as 14% 
apartment/plexes. In contrast, 98% of units in Glanbrook, 97% of units in Ancaster 
and 92% of units in Flamborough fall into either the single detached or "other’ 
category (most "other" units are farm residential in these municipalities). 


Table 2.b 


Residential Dwelling Units by Type 
Area Municipalities, 1988 


Single Row Apt/Plex Other* Total 

# % # % # % # % # % 
Ancaster 5,667 87 124 2 108 2 636 10 6,535 100 
Dundas 5,065 67 371 5 1,670 22 454 6 7,560 100 
Flamborough 6,480 70 95 1 593 6 2,072 22 9,240 100 
Glanbrook 2,348 76 0 0 5O Mic 668 22 3,075 100 
Hamilton 65,700 52 7,848 6 43,129 34 10,410 8 127,087 100 
Stoney Creek 10,887 71 1,112 7 2,1 35 14 1,179 8 15,313 100 
Region 96,147 57 9,550 6 47,694 28 15,419 9 168,810 100 


a 


Other includes semi detached units, farm residential, residential units on non-residential properties, and 
other types not previously mentioned. 


Source: Ministry of Revenue, Assessment Division and Hamitton-Wentworth Planning and Development 
Department, Municipal Building Profile. 


Tenure 


The most common form of tenure in the Region is ownership. Approximately 99,700 
dwelling units, or 61% of all occupied units, are owner occupied. Of owner occupied 
housing, 95% is freehold (private ownership of unit and property) and 5% is 
condominium (unit is individually owned and other parts of property are owned 
jointly). The remaining 64,800 occupied units in the Region are rented. 


The proportion of tenant occupied accommodation in Hamilton-Wentworth declined 
from 40% in 1981 to 39% in 1988, although the number of tenant occupied units 
increased from 59,300 to 64,800, or 9%. The increase in the number of tenant 
occupied units is partly due to the occupancy of previously vacant units, and partly 
a result of the creation of new rental units, primarily by non-profit corporations. Over 
the same period, there was a 12% increase in the number of owner occupied 
dwellings, due largely to a boom in the construction of single detached dwellings. 


There is a correlation between tenure and structural dwelling type. This is most 
evident in the cases of single detached units, 89% of which are owner occupied and 
apartment units, 95% of which are tenant occupied. A high proportion of row, plex 
and other residential structures are also tenant occupied. 


Fifty-nine percent of the tenant occupied stock (38,300 units) in the Region is in 
apartment buildings. The remaining rented stock is a mix of singles (9,200 units), 
row (5,600 units), plex (4,900 units), semi (1,800 units) and other (5,000 units). 


Chart 2.b 
Distribution of Tenant Occupied Units 


Hamilton-Wentworth, 1988 


Percent 


Source: Ministry of Revenue, Assessment Division and Hamitton-Wentworth Planning and Development 
Department, Municipal Building Profile. 

Condominiums provide opportunities for ownership of row and apartment units. 

Condominiums represented 5% of the housing stock in the Region in 1988. They 

are expected to be a growing component of the housing stock, however, and 19% 

of unit starts between January 1988 and December 1989 were condominiums. 
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A relatively high proportion of condominiums (36%) are tenant occupied. Tenant 
occupied condominiums accounted for 20% of the rental stock constructed between 
1981 and 1988. The remainder of the tenant occupied stock constructed over the 
period was singles (18%), row and apartment rentals (60%), and other (2%). 


Household characteristics such as size, type, income and age and sex of the 
household maintainer have an impact upon the household's propensity to occupy 
rental housing as opposed to living in a unit they have purchased (see table 2.d). 
Husband-wife households, higher income households, and households headed by 
45-64 year olds have higher propensities to live in a privately owned unit than to 
rent. For example, 74% of dwelling units occupied by husband-wife households 
are owner occupied, compared to 41% of units occupied by lone parents and 30% 
of units occupied by non-families. Households with higher propensities to occupy 
rental accommodation include lone parent and lower income households. 


Of the three tenure options identified, owner occupied condominiums contain a 
household mix that most closely resembles the household mix in the population. 
For example, 3% of husband-wife families, 4% of lone parent families and 3% of 
non-family households live in owner occupied condominiums. 


The most diverse tenure mix is found in the City of Hamilton. In the City, 45% of 
occupied units are tenant occupied, 52% of units are owner occupied freeholds, 
and 3% are owner occupied condominiums. Stoney Creek and Dundas are the 
municipalities outside the City with the greatest number of both owner occupied 
condominiums and tenant occupied dwelling units. In contrast, more than 80% of 
all units in Ancaster and Glanbrook are owner occupied freeholds. 


Table 2.c 


Occupied Dwelling Units by Tenure 
Area Municipalities, 1988 


Owner Occ. Owner Occ. Tenant Occ. Total 
Freehold Condo 


# % # %% # % # %% 
Ancaster 5,731 89 OS 640 10 6,466 100 
Dundas 4,851 65 313 4 2,305 31 7,469 100 
Flamborough 7,168 79 41 0 1,871 21 9,080 100 
Glianbrook 2,614 86 0 0 409 14 3,023 100 
Hamilton 63,713 52 3,680 3 55,849 45 123,242 1 00 
Stoney Creek 10,650 70 812 5 3,698 24 15,160 100 
Region 94,727 58 4,941 3 64,772 39 164,440 100 


Source: Ministry of Revenue, Assessment Division and Hamiltton-Wentworth Planning and Development 
Department Municipal Building Profile. 


Table 2.d 


Tenure & Selected Household Characteristics 
Hamilton-Wentworth, 1988 (A & B), 1986 (C & D) 


A) AGE AND SEX OF HOUSEHOLD MAINTAINER 
Owner Occ. Owner Occ. 
Freehold Condo Rented Total 
# % # % # # % 
747 18 94 2 £3,368 4,209 100 
1,157 3 15,864 45,096 100 
948 3 £497,242 35,632 100 
469 3 5,232 17,276 100 


3,617 3,908 100 
6,565 12,585 19,776 100 
7,319 5,714 13,612 100 
6,756 7,918 15,039 100 


B) HOUSEHOLD SIZE 
Owner Occ. Owner Occ. 
Freehold Condo Total 
# % # % # % 


1 person 

2 persons 
3 persons 
4+ persons 


11,241 29 
31,142 59 
17,634 66 
33,890 75 


1,202 3 

1,951 
770 
909 


38,676 100 
52,779 100 

100 100 
45,207 100 


C) HOUSEHOLD TYPE 


Rented Total 
# % # % 


22,470 23 98,145 100 
7,770 56 13,970 100 
27,730 66 41,755 100 


husband-wife 
lone parent 
non-family 


72,385 74 
5,675 41 
12,645 30 


D) HOUSEHOLD INCOME 


Rented 
# % 


24,695 67 
18,230 46 
10,525 27 
4,770 12 


$14,999 orless 11,365 31 
$15,000-29,999 19,795 50 
$30,000-44,999 26370 68 
$45,000 and ove: 34,545 85 


Note: Figures showing tenure by age and sex of household maintainer do not include households where the 
age of maintainer is unknown (approximately 9,900 households). Figures showing tenure by num- 
ber of persons per household do not include approximately 1,020 households for which the number 


of occupants was missing. 
Source: Ministry of Revenue, Assessment Division; Statistics Canada, Census; and, Hamilton-Wentworth 
Planning and Development Department, Municipal Building Profile. 
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Costs - Home Ownership 

Land and housing costs have increased dramatically across Southern Ontario, as 
a result of high demand. This demand has been fuelled by the baby boom entering 
the household formation stage of the lifecycle, and by high levels of migration. 


Although price increases in Southern Ontario have been widespread and dramatic, 
local markets and particular developments do exhibit unique characteristics. Hous- 
ing costs vary by locality according to factors such as neighbourhood charac- 
teristics, access and image. Housing costs also vary by unit according to factors 
such as dwelling and lot size, amenities and structural type. 


Table 2.e 


Royal LePage Survey of Canadian House Prices 
Average Costs in Various Municipalities in Southern Ontario 


Region/County Municipality Standard Row Standard 2-Sty 


July %chg July %chg 
1989 86-89 1989 86-89 
$115,000 83 $150,000 67 
$158,000 138 $163,000 52 
$115,000 100 $150,000 95 


Hamitton-Wentworth Hamilton (East) 
Hamilton-Wentworth Hamilton (West) 
Hamiltton-Wentworth Hamilton (Mountain) 


Hamilton-Wentworth Ancaster $178,000 na $198,000 na 
Hamitton-Wentworth Dundas $127,000 na $172,000 na 
Halton Burlington $148,000 68 $200,000 60 
Wellington Guelph $125,000 92 $165,000 65 
Waterloo Kitchener $118,000 87 $145,000 37 
Middlesex London $103,000 29 $132,000 45 
Peel Meadowvale $170,000 115 $235,000 87 
Niagara St-Catharines $105,000 91 $115,000 re 
Toronto North Toronto $240,000 92 $380,000 95 
Durham Oshawa $135,000 88 $180,000 57 


Source: Royal LePage Survey of Canadian House Prices, Summer 1989 and Summer 1985. 


Note:Values shown are based on data and opinion supplied by Royal LePage real 
estate personnel, and may differ considerably from actual sales data. The informa- 
tion in this table is provided only to give an indication of housing costs and price 
increases for different localities and for different dwelling types. In general, house 
prices in Hamilton-Wentworth continue to be lower than in the Burlington to Toronto 
area. House prices are competitive with other municipalities sampled, such as 
Guelph and Kitchener. 


According to Statistics Canada, the average price of a new house in the Hamilton 
CMA in 1988 was 89.7% higher than in 1981. This compares to the more modest 
43.8% rise in the consumer price index. Almest 70% of the increase in the new 
house price index for the Hamilton CMA occurred between 1985 and 1988. The 
new house price index appeared to moderate somewhat between 1987 and 1988, 
advancing 10.9%. This is down from a 19.9% increase in new house prices between 
1986 and 1987. 


Chart 2.c 
New House Price Index (Hamilton CMA) and 
Canadian Consumer Price Index, 1981=100 


1985 1986 1987 1988 


== New House Price Ind 
Source: Statistics Canada, Catalogues 67-007 and 67-010 


In Hamilton-Wentworth, the median price of dwelling units sold in 1988 was 
$121,000. This is a 55% increase over the median priced dwelling in 1986. The 
median price of dwellings varied by municipality as follows: Ancaster $204,000; 
Dundas $150,000; Flamborough $163,000; Glanbrook $134,000; Hamilton 
$110,000; and, Stoney Creek $133,000. All Area Municipalities experienced sig- 
nificant increases in housing costs over the period. 


The size and type of unit impacts upon the purchase price. The median price of 
row units in 1988 was $91,000, compared to $129,000 for single detached units 
and $99,000 for apartment condominiums. The median price of a dwelling unit with 
floor area less than 1,000 square feet was $102,000, compared to $128,000 for 
units with 1,300-1,599 square feet and $199,000 for units with 2,000 or more square 
feet (see table 2.f). 


The median price of all unit types and sizes increased between 1986 and 1988. 
Smaller, more affordable units experienced the largest increases. For example, the 
median price of dwelling units with floor area of less than 1,000 square feet 
increased by 76%, compared to a 55% increase for dwelling units of 1,000 to 1,299 
square feet and a 41% increase for dwelling units of 2,000 or more square feet. 


Table 2.f 


Median Sales Price by Dwelling Category 
Hamilton-Wentworth, 1986 and 1988 


TYPE 
Single 
Semi/Other Attached 
Row Condo 

Apt Condo 


DWELLING SIZE (sq ft) 


Lt 1,000 


1,000-1,299 
1,300-1,599 
1,600-1,999 


2,000+ 


MUNICIPALITY 


Ancaster 
Dundas 


Flamborough 
Glanbrook 


Hamilton 


Stoney Creek 


1986 
$84,000 
$65,000 
$58,000 
$70,500 


$58,000 
$73,000 
$84,000 
$109,000 
$140,900 


$139,000 
$90,000 
$115,000 
$90,000 
$69,000 
$98,000 


1988 
$129,000 
$100,000 

$90,500 
$99,000 


$102,000 
$113,500 
$128,000 
$154,900 
$199,000 


$204,000 
$150,000 
$162,900 
$133,900 
$110,000 
$133,000 


% Change 
54 
54 
56 
40 


76 
55 
a2 
42 
41 


47 
67 
42 
49 
59 
36 


PERIOD OF CONSTRUCTION 
Prior to 1987 $72,000 $114,500 
1987 or 1988 (New) $120,000 $160,000 


ALL DWELLINGS $78,000 $121,000 


Source: Ministry of Revenue, Assessment Division and Hamilton-Wentworth Planning and Development 
Department, Municipal Building Profile. 


The following table calculates the monthly payments and household income re- 
quired to purchase dwelling units of increasing costs. In calculating monthly 
payments, it is assumed that the household has a25% downpayment?) ,amortgage 
amortized over 25 years at 12.25%, and annual property taxes of 1% of the value 
of the dwelling unit. In calculating required income, it is assumed that 30% of gross 
annual household income is spent on housing. 


(1) The size of the downpayment available to a household is an important determinant of what is "affor- 
dable". The size of the downpayment is influenced by whether or not the household has already in- 
vested in the housing market. It is likely that many first time homebuyers have a downpayment of 
less than 25%. On the other hand, many second time homebuyers have accumulated soul to 
allow for a downpayment in excess of 25% of the house value. As a consequence of the role the 
downpayment plays in “affordability”, the first time homebuyer will be affected to a greater degree 
by the increase in house prices between 1986 and 1988 because they have not enjoyed commen- 
surate equity gains. 


Table 2.9 


Monthly Payments and Required Income 
For Housing Purchase 


House Value Monthly Required 

Payment income 
$75,000 $670 $26,800 
$85,000 $760 $30,400 
$95,000 $34,000 
$105,000 $37,600 
$115,000 $40,800 
$125,000 $44,400 
$135,000 $48,000 
$145,000 $51,600 
$155,000 $55,200 
$165,000 $58,800 
$175,000 $62,400 


Note: Monthly payments assume a downpayment of 25% of the house value, a mortgage amortized over 
25 years, interest of 12.25%, and annual property taxes of 1% of the house value. Required in- 
come assumes that 30% of gross annual household income is spent on housing. 


Based on calculations similar to those contained in table 2.g, the estimated income 
required to purchase the median priced dwelling ($121,000) was $42,800 in 1988. 
In Hamilton-Wentworth in 1988, the proportion of households with incomes of 
$42,800 or higher and able to "afford" the median priced dwelling unit was ap- 
proximately 37%. Under the same conditions, the estimated income required to 
purchase the median priced dwelling in 1986 was $27,700, and an estimated 56% 
of Regional households could purchase the median priced dwelling. 


The income required to purchase dwelling units, and thus the proportion of the 
population able to afford a typical unit, varies by housing size, type, condition and 
location. For example, the income required to "afford" the median priced single 
detached unit in 1988 was $45,800. Approximately 33% of all households in the 
Region hadincomes at or above this level in 1988 and could thus "afford" the median 
priced single detached unit. In comparison, the minimum income required to 
"afford" the median priced row unit was $32,100 (54% of Regional households had 
incomes at or above this level) and the minimum income required to "aftord" the 
median priced apartment condominium was $35,100 (49% of Regional households 
had incomes at or above this level). 


The income required to "afford" the median priced dwelling varied considerably 
across area municipalities. In Hamilton, household income of $39,000 was re- 
quired, compared to $57,800 in Flamborough. 


Map 2.a 


Median Price of Dwellings Sold 
Area Municipalities,1986 and 1988 


$133,000 


Dundas 
$204,000 
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The availability of dwelling units for the moderate income household"") has declined 
as the income required to purchase housing has increased. In 1986, a household 
with income in the 60th percentile of all CMA households could "afford" to purchase 
a dwelling costing $106,500 or less, given the assumptions contained in table 2.g. 
Approximately 8,374 units sold in 1986, or 77% of all sales, were "affordable" 
(costing $106,500 or less). In 1988, the moderate income household could "afford" 
dwelling units costing $115,000 or less. Only 4,780 units, or 44% of all dwelling 
units sold in 1988, were "affordable" (costing $115,000 or less). 


Size and type of dwelling unit impact upon the affordability of the unit to moderate 
income households. For example, households with income in the 60th percentile 
of Regional households could "afford" 81% of units less than 1,000 square feet and 
52% of units between 1,000 and 1,299 square feet, compared to 18% of units 
between 1,600 and 1,999 square feet (see table 2.h). 


The most "affordable" municipality for moderate income households is Hamilton. 
In Hamilton, 56% of all housing units sold in 1988, or 4,280 units, cost $115,000 or 
less and were thus affordable to the moderate income household in Hamilton- 
Wentworth, given the assumptions contained in table 2.9. In Ancaster, only 15 
units, or 3% of units sold in 1988, were "affordable". Dwelling units sold in the City 
of Hamilton accounted for 90% of all sales "affordable" to moderate income 
households (see table 2.h). 


An estimated 95% of dwelling units "affordable" to households in the 60th percentile 
with a 25% downpayment were resale), Only 222 new house sales (11% of all 
new house saies) were "affordable" to households in the 60th income percentile. 


First time homebuyers accounted for 38% of house sales in the Hamilton area in 
1988 (Royal LePage Real Estate Services). Many of these buyers may not have 
had the 25% downpayment assumed in previous calculations. A household with 
income in the 60th percentile and a 10% downpayment would be able to “afford” 
houses priced below $96,800, assuming 30% of income is spent on housing. 
Dwellings priced below $96,800 represented 29% of all 1988 sales, 98% of which 
were resale. In contrast, 62% of buyers in the area in 1988 had previously owned 
a dwelling and may have had equity to permit a downpayment larger than 25%. 


1. A moderate income household was defined as a household with income in the 60th percentile of all 
households in Hamilton-Wentworth. The moderate income was estimated to be $41,000. That is, 40% 
of Regional households (65,600 households) had 1988 incomes of $41,000 or more, while 60% of 
Regional households had incomes of less than $41,000 (98,400 households). 


2. Dwellings constructed prior to 1987 were defined as "resale" and dwellings constructed in 1987 and 1988 


were defined as "new". This definition does not recognize that some dwellings constructed in 1987 and 
1988 may have been sold previously. 
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Mortgage interest rates can also affect housing costs, and thereby the income 
required for home purchases. For example, if mortgage interest rates were 10.0%, 
compared to 12.25%, then monthly housing costs for the 1988 median priced 
dwelling unit would decline from $1,075 to $925 and required household income 
(assuming 30% of gross annual household income is spent on housing) would 
decline from $42,800 to $37,000. By comparison, if the mortgage rate was 13.5%, 
housing costs and household income to purchase the median priced dwelling would 
be $1,260 and $50,400, respectively. 


Provincial Guidelines on "Affordability" 

In response to rapidly increasing housing costs in the Province, the Ministries of 
Housing and of Municipal Affairs released a Land Use Planning for Housing Policy 
Statement. The Policy took effect in August, 1989. It deals with issues of supply 
of land, the approvals process, and variety and mix of housing. 


The Provincial Statement contains guidelines for "affordability" based on the income 
distribution of households within defined boundaries. For Hamilton-Wentworth, the 
Provincial Statement established "affordability" as new housing units which cost 
$140,000 or less to purchase or new rental units with monthly costs of $1,240 or 
less. The calculations of affordability are based on projections of 1990 income for 
the area encompassing the Hamilton CMA, the counties of Wellington and Dufferin, 
and the Regional Municipality of Waterloo. Assumptions regarding downpayment, 
taxes and mortgage terms are similar to those contained in table 2.g. 


The Provincial Statement requires that municipalities: 


“establish appropriate planning policies and standards which will enable at least 25% 

of New Residential Units resulting from New Residential Development and Residential 

Intensification through conversion of non-residential structures, Infill and Redevelop- 

ment, to be Affordable Housing”. 
The Provincial guideline on affordability in 1989 for houses created through new 
development was $132,000. Detailed sales information is not yet available for 1989, 
but available data suggests that in 1988, approximately 430 new’? dwellings (22% 
of all new house sales) sold for $132,000 or less. Eighty-three percent of the new 
units which sold for $132,000 or less were in the City of Hamilton; 13% were in the 
City of Stoney Creek. 


Rental housing construction also provides the opportunity for increasing the supply 
of affordable housing. Approximately 200 rental units were started in Hamilton- 
Wentworth in 1988 (the average annual number of rental starts between 1984 and 
Dec/89 was 340 units). All of the rental row and apartment projects started in 1988 
were located in the City of Hamilton. Most new rental housing is developed through 
non-profit housing corporations and meets the Provincial definition of "affordability". 


(1)Constructed in 1987 or 1988 
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The Region met the Provincial guidelines for 25% "affordability" in 1988, based on 
construction of new rental, freehold and condominium units. However, although 
Hamilton-Wentworth as a whole met the guidelines, most Area Municipalities in the 
Region did not. 


The following table shows the number and proportion of houses which sold for 
$115,000 and less and $132,000 and less in 1988. Sales below $115,000 were 
"affordable" to the moderate income household (60th percentile) in Hamilton- 
Wentworth in 1988. Sales below $132,000 met the Provincial guidelines for 
“affordability” (based on projections of income for the Hamilton CMA). The dif- 
ference between the number of "affordable" sales in the two columns is a result of 
the differences in the income assumptions used. 


Table 2.h 
Sales by Dwelling Category and Price Bracket 


Hamilton-Wentworth, 1988 


All Prices $115,000 or less $132,000 or less 


3 % # % # %% 
TYPE 
Single 8,665 100 3,100 36 4,605 53 
Semi/Other Attached 810 100 615 76 780 96 
Row Condo 1,110 100 915°" 82 1,015 91 
Apt Condo 210 100 150 71 180 86 
DWELLING SIZE (sq ft) 
Lt 1,000 1,975 100 1,595 81 1,885 95 
1,000-1,299 4,295 100 2,250 52 3225, 75 
1,300-1,599 1,865 100 675 36 1,060 57 
1,600-1,999 1,160 100 210 18 330 28 
2,000+ 1,490 100 45 3 80 5 
MUNICIPALITY 
Ancaster 540 100 15 3 40 7 
Dundas 545 100 105 19 180 33 
Flamborough 610 100 35 6 85 14 
Glanbrook 145 100 35 24 65 45 
Hamilton 7,710 100 4,280 56 5,590 73 
Stoney Creek 1,245 100 S15 25 615 49 
PERIOD OF CONSTRUCTION 
Prior to 1987 8,795 100 4,555 52 6,155 70 
1987 or 1988 (New) 2,000 100 220 11 430 22 
ALL TYPES 10,795 100 4,780 44 6,580 61 


Note: Numbers may not add totals due to rounding. 


Source: Ministry of Revenue, Assessment Division and Hamilton-Wentworth Planning and Development 
Department, Municipal Building Profile. 
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Rental Accommodation - Costs 

The average cost of one or two bedroom rental accommodation in apartment 
buildings with 6 or more units, as determined through an annual survey by CMHC, 
increased by approximately 81% between 1980 and 1989. This compares to an 
estimated 70% increase in the consumer price index in Canada over this period. 


Average increases in a subsample of apartment and townhouse rents for the 
Hamilton CMA between October 1988 and October 1989 were: 0.3% for bachelor 
units; 5.9% for one bedroom units; 5.3% for two bedroom units; and, 6.5% for three 
bedroom units (CMHC). Increases for all unit sizes, with the exception of bachelor 
units, were above the 4.6% provincial guideline for 1989. 


Table 2.i 


Rental Rates by Number of Bedrooms by Geographic Area 
All Apartments and Townhouses, October 1989 
Bachelor One Bedroom Two Bedroom Three Bedroom 
$ %INnc $ %inc $ %INnc $ %nc 
(88-89) (88-89) (88-89) (88-89) 


Hamilton City $316 -0.3 $390 5.7 $469 5.2 $586 6.6 
Stoney Creek na 3.5 $357 94.1 $410 -0.2 $700 na 
Dundas $320 29 $463 7.4 $620 63 $836 6.1 
Fringe* $308 -2.0 $359 1.7 $455 4.6 $501 0.2 
Hamilton CMA $318 0.3 $412 59 $498 53 $640 6.5 


* Fringe includes Flamborough, Glanbrook, Ancaster and Grimsby 
Source: CMHC, Rental Market Survey, October 1989. 


Rents in the Hamilton CMA continue to compare favourably to rents in Toronto. For 
example, the average rent for one bedroom units sampled in the Toronto CMA in 
October 1989 was $528, compared to $412 in Hamilton. 


Rents vary according to age and quality of the apartment. As well, rent review treats 
buildings constructed after 1975 differently, reinforcing the disparities in rents by 
age of structure. Sample rents for one bedroom units in apartments with 6 or more 
units were 24% higher in buildings built after 1975 than in other buildings; for two 
bedroom apartments the difference was 31%. 


Average sampled rents for vacant units were somewhat higher than average rent 
for all units. The spreads were: 13% for bachelor units; -5% for one bedroom units; 
and 14% for two bedroom units. The average spreads between vacant units and 
all units were much greater in the Toronto CMA, ranging from 25% for bachelor units 
to 59% for two bedroom units. 
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The average rent for a vacant bachelor unit in the Hamilton CMA in October 1989 
was $360 per month and rent for a vacant one bedroom unit was $390 per month. 
Households with incomes of $15,600 or more could "afford" the average priced 
vacant one bedroom unit, assuming that 30% of gross household income is spent 
on rent. Projecting the income distribution presented in table 1.d to 1989 dollars, 
approximately 80% of households in the Region could "afford" a vacant one 
bedroom unit in 1989. However, a larger proportion of single persons and senior 
headed households, who might be able to occupy smaller units, cannot "afford" one 
bedroom apartments. For example, only about 50% of single persons and 65% of 
senior headed households had 1989 household incomes above $15,600. 


Table 2.j 


Average Rent and Required Income for Vacant Units and All Units 
Hamilton CMA, October 1989 


All Units Vacant Units 
Ave. Rent Required income Ave. Rent Required Income 


Bachelor $320 $12,800 $360 $14,400 
One Bedroom $410 $16,400 $390 $15,600 
Two Bedroom $500 $20,000 $570 $22,800 
Three Bedroom $640 $25,600 


Note: Required income was based on a 30% accommodation cost to gross household income ratio. 
Source: CMHC Rental Market Survey, October, 1989 


The average rent for a vacant two bedroom unit in the Hamilton CMA in October, 
1989 was $570 and the average rent for a three bedroom unit was $640. Thus, it 
would require a minimum income of $22,800 to "afford" a vacant two bedroom unit 
and $25,600 to "afford" the average three bedroom unit. Households with incomes 
above $22,800 represented an estimated 68% of all households in 1989. However, 
only 47% of lone parent households had incomes of $22,800 or more necessary to 
"afford" the average priced two bedroom unit in 1989. With low vacancy rates (0.5% 
for two bedroom units), finding such accommodation could be troublesome even 
for those who could "afford" the average priced two bedroom unit. 


The inability of low income households to obtain affordable rental accommodation 
is illustrated by the finding that almost 20,000 households (35% of tenant 
households) in Hamilton-Wentworth paid more than 30% of their gross 1985 income 
on rent. Moreover, almost 9,400 households (16% of tenant households) paid more 
than 50% of their gross 1985 income on rent. Higher proportions of households 
headed by seniors (40%) and by those under age 25 (49%) paid more than 30% of 
gross household income on rent (Statistics Canada, Census). 
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Rising rental costs and higher rents in the few new buildings coming onto the market 
make it increasingly difficult to find suitable and affordable accommodation amongst 
the limited vacant units. The ability of low income households to find rental 
accommodation is accentuated by rising housing costs which may discourage 
moderate income tenants from entering the ownership market. Although the 
average price of rental accommodation is well below the "affordable" guidelines 
established by the Provincial Land Use Planning for Housing Policy Statement 
($1,120 for 1989 and $1,240 for 1990), rental costs combined with low vacancy 
rates create affordability problems for many Regional households. 


Rental Accommodation - Vacancy Rates 


The following quote, from the Canada Mortgage and Housing Corporation (CMHC) 
April 1989 Rental Market Survey, describes the very tight rental market in the 
Hamilton area: 


The vacancy rate for privately initiated rental apartments in buildings with six or more 
units in the Hamilton Census Metropolitan Area (CMA) was 0.4% in April 1989, 
unchanged from the level recorded in October 1988. The limited production of new 
privately initiated rental properties combined with continued strong demand for rental 
accommodation in the Hamilton CMA has resulted in the continuation of low vacancy 
rates. Of all the CMAs surveyed across Canada, the Hamilton CMA recorded the 
third lowest vacancy rate for apartments in buildings with six or more units. Only 
Toronto and Oshawa were lower with both registering vacancy rates of 0.2 percent. 
CMHC’s outlook for future vacancies in the rental market was similarly grim, 


suggesting continuing difficulty for rental households seeking accommodation: 
The rental market in the Hamilton CMA is expected to show very little change in the 
second half of 1989. We expect that any additions to the rental stock in the Hamilton 
CMA will be predominanily publicly initiated units. 

The October 1989 survey showed a marginal increase in rental vacancy rates. The 

vacancy rate increased from 0.4% in April to 0.5% in October in privately initiated 

buildings with six or more units. The vacancy rate for all row and apartment units 

in October 1989 was 0.6%. 


The decline in vacancy rates in the 1980s (from a high of approximately 3% in 1976) 
is symptomatic of the tight rental market in Ontario as a whole. It reflects the 
continuing demand for rental accommodation combined with the low rate of con- 
struction of private market rental units. 


Vacancy rates are low in all Area Municipalities and for all unit sizes. In the City of 
Hamilton, which contains 88% of all rental households in the Region, the vacancy 
rate in apartments with 6 or more units is 0.5%. Within the City, bachelor units have 
the highest vacancy at 1.9%. Vacancy rates for larger units in the City are: 0.4% 
for one bedroom units, 0.5% for two bedroom units, and zero% for three bedroom 
units. 


Chart 2.d 


Vacancy Rates, Privately Initiated Apts 
6 Units or More 


Vacancy Rate 


Stoney Creek 


CJ oct1976 [4 Oct 1980 HB Oct. 1989 


Other = Ancaster, Glanbrook, Flamborough and Grimsby 
Source: CMHC, Rental Market Survey, October 1976, October 1980 and October 1989. 


Condition of Housing Stock 


The maintenance of the existing housing stock was identified as one of the most 
pressing housing issues in the 1980s and beyond at the time of preparation of the 
1982 Housing Statement Update. The large number of older houses in Hamilton- 
Wentworth madse this issue particularly salient. According to the 1986 Census, 51% 
of the Regional housing stock was constructed prior to 1960, compared to 44% the 
housing stock in Ontario. 


A survey conducted in 1985 by Canadian Facts for the Ministry of Housing, Policy 
and Program Advisory Branch, contains a number of questions relating to condition 
of owned and rented dwelling units. The survey suggests that the level of main- 
tenance and repair in the Hamilton CMA compares favourably to the level of 
maintenance and repair in the Province as a whole. 


Inthe Hamilton CMA, 10% ofthe owner population sampled stated that their dwelling 
unit was in need of major repair, while 41% stated that their dwelling unit had some 
major repair work during the past three years. In Ontario, 13% of the owner 
population sampled stated that their dwelling unit was in need of major repair and 
38% stated that their dwelling unit had major repair work during the past 3 years. 
Single detached owners were most likely to state that their dwelling unit was in need 
of major repair. This is consistent with the large proportion of single detached units 
constructed prior to 1960, relative to other dwelling types (See Table 2.k). 


The perception of 85% of tenants sampled in the Hamilton CMA was that the current 
level of maintenance and service associated with their dwelling unit was adequate, 
good or very good. Approximately 15% indicated that the level of maintenance and 
service was poor or very poor (See Table 2.1). 
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Table 2.k 


Major Repairs by Dwelling Type 
Hamilton CMA and Ontario, 1985 


In Need of Major Repairs (%) Major Repairs, Last 3 Yrs (%) 
Hamilton CMA Ontario Hamilton CMA Ontario 


Single 11.0 13.8 41.7 39.0 
Semi 4.5 13.2 35.0 37.5 
Row 5.6 5.1 26.7 28.2 
Other - 12.9 50.0 36.2 
All Types 10.2 13.4 40.6 38.4 


Note: The Ministry of Housing warns that differences in response rates for single detached Pgs 
when compared to other dwelling types, may not be statistically significant at the CMA level. 


Source: Ministry of Housing, Policy and Program Advisory Branch, 1985 Housing Market Survey. 


Table 2.1 
Level of Maintenance and Services 
Tenant Perceptions, 1985 
Hamilton CMA Ontario 


Very Good 33.2 30.7 
Good 30.8 30.8 
Adequate ete 21.8 
Poor 8.0 9.6 
Very Poor 70 7.2 


Source: Ministry of Housing, Policy and Program Advisory Branch, 1985 Housing Market Survey. 


The renewal of existing housing is a key factor in the maintenance of an affordable 
housing stock, as 95% of "affordable" housing sales in 1988 were resale (con- 
structed prior to 1987), while pre-1975 rental accommodation may be the only 
alternative for low income households. It is also important that renewal be en- 
couraged as a means to ensure a continuing demand for neighbourhood services 
and existing infrastructure. 


A variety of programs are available through government agencies to assist owner 
occupants and landlords with housing renewal. The City of Hamilton administers 
20 different programs which may be used to rehabilitate residential buildings. The 
Residential Rehabilitation Assistance Programs (RRAP) are examples of programs 
which assist landlords and homeowners in rehabilitating dwelling units in accord- 
ance with local property standards by-laws. Between 1980 and 1989, the City of 
Hamilton delivered 1,109 loans and grants with a total value of $4,508,304 under 
FRAP (Homeowners) and 61grants for a total value of $559,906 under RRAP 
(Landlords). Under another program, the Low Rise Rehabilitation Program, ap- 
proximately $8,900,000 in financial assistance was provided to landlords of apart- 
ment buildings of less than five stories in order for them to rehabilitate in accordance 
with the City’s Property Standards By-laws. 


Assisted Housing 


A portion of the housing stock in Hamilton-Wentworth is targeted to low income 
households. The inventory of assisted housing in Hamilton-Wentworth is 10,654 
units. An estimated 71% of these are rent geared to income (available to low income 
singles, seniors, families and developmentally, physically and psychiatrically hand- 
icapped adults for rent set at 25% of household income). The remaining units are 
predominantly "low end market rent". These units are usually rented to low to 
moderate income households, but rents are established based on the lowest quarter 
of all rents in the neighbourhood rather than being tied to household income. 


Table 2.m 


Assisted Housing by Household Type* 
Hamilton-Wentworth, 1989 


Family Senior Modified** Total 
Municipal Non-profit 192 186 383 
Ontario Housing Corporation 2,005 3,141 5,164 
Private Non-profit 2o31 1,249 3,701 


Co-operative 986 
Rent Supplement 420 


Total j 1 0,654 ave 
RGI (estimate) 7,570 


The Ontario Housing Corporation designated four buildings in the City of Hamilton as mixed singles and 
seniors as a short term measure to accommodate low income singles. This measure was intro- 

duced when eligibility for assisted housing was extended to singles in 1987. Additionally, some 
non-profit corporations provide units for single person households. Units housing single persons 

wee included in this inventory as either senior or family, as it was not possible to identify the use of 

all units. 


Refers to a unit occupied by a physically, developmentally or psychiatrically handicapped individual. 


Figure does not include approximately 1,000 units in limited dividend apartment buildings in Hamilton- 

entworth. Construction of these buildings was facilitated by preferential financing offered through 
CMHC. Rent for limited dividend units was to be below the market average and tenants were to be 
low to moderate income (current household income limit is approximately $38,000). New limited 
dividend units have not been created since 1976 when the program was terminated. 


Source:Hamilton-Wentworth Social Services Department. 


The Ontario Housing Corporation (OHC) owns over 5,000 units. Prior to 1989, all 
OHC family units, and most senior units, were rent geared to income. Since 1989, 
OHC policy has been adjusted to allow some families to maintain occupancy of a 
unit at market rent as their household income increases. This measure was 
introduced as families found it increasingly difficult to acquire affordable housing on 
the private market when they no longer qualified for assistance. 


OHC units are managed by the Hamilton-Wentworth Housing Authority and were 
constructed or acquired by the Provincial government in the 1960s and 1970s. The 
Ontario Housing Corporation is no longer producing social housing; all new assisted 
units in Ontario are delivered under the auspices of several non-profit housing 
supply programs. 


The Hamilton-Wentworth Housing Authority also administers the Rent Supplement 
Program. Under this program, the Ontario Housing Corporation pays landlords the 
difference between tenants’ geared-to-income rents and the full rental rate 
negotiated between the housing authority and the landlord. There were 420 rent 
supplement units in Hamilton-Wentworth in 1989, down from 500 in 1982. 


There have been no new rent supplement agreements negotiated since the early 
1980s, and many landlords with existing leases are opting out once current tenants 
move. Low vacancy rates in the private market have contributed to the decline in 
the number of rent supplement units available. 


Approximately 24% of rent supplement units are occupied by physically, psychiatri- 
cally or developmentally handicapped individuals. This suggests that the decline 
in the number of available rent supplement units may result in the need for additional 
accessible or special needs units from other sources. 


Public and private non-profit housing corporations are another source of units for 
rent by low income households. The Ministry of Housing makes allocations to 
non-profit corporations and cooperatives to develop housing units and establishes 
guidelines for rents. Since 1986, as a result of the revised Federal-Provincial 
Non-Profit Housing Program, a minimum of 40% of the units developed through the 
non-profit housing program must be rent geared to income and must serve 
households whose need is classified as "deep core" (ie. income level of households 
receiving welfare or family benefits). The remaining 60% of units are to serve 
households whose need is classified as "shallow core" (minimum wage earners) or 
"shallow non-core" (slightly higher income), as well as those able to afford market 
rent. Prior to 1986, non-profit unit allocations were made on the basis of 25% rent 
geared to income and 75% low end of market (LEM) rent for family units and 
approximately 33% rent geared to income and 67% LEM rent for senior units. 


Municipal and private non-profit corporations are now the key producers of assisted 
and affordable housing in Hamilton-Wentworth. In 1987 and 1988, approximately 
720 units were produced by the various non-profit housing corporations active in 
the Region. Assuming that 55% of these units are rent geared to income, non-profit 
housing activity resulted in an addition of 400 rent geared to income units to the 
stock of social housing in the Region over the two year period. 


Non-profit developments are generally produced and maintained on a cost share 
basis between the Federal and Provincial governments. However, there are a 
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number of unilateral federal programs such as the Index Linked Mortgage program 
which provides assistance for co-operatives developing assisted units and the 
Urban-Native program which provides assistarice for native groups developing 
assisted housing. In addition, allocations for the development of non-profit housing 
were increased in 1989 under the ‘Homes Now’ program. The government of 
Ontario will provide additional unilateral financing over the next three years for the 
creation of non-profit units. Hamilton-Wentworth received allocations totalling 
almost 1,300 units to be constructed over the duration of the program. If these 
increased allocations to Hamilton-Wentworth are to be delivered, it is essential that 
non-profits are able to obtain affordable land that is appropriately zoned. Non-profits 
are finding it increasingly difficult to obtain land given rapidly rising land costs and 
the high level of competition for sites. 


The majority of assisted housing units are targeted to low income families and 
seniors (see table 2.m). There are also a number of units which house individuals 
with physical, psychological or developmental handicaps. In addition, the Ministry 
of Housing extended the eligibility for assisted housing to low income singles in 
1987. Since this time, a co-op for single women and an apartment for singles and 
special needs households have been constructed and the Ontario Housing Cor- 
poration has designated four buildings in the City of Hamilton as mixed singles and 
seniors. Currently, the assisted housing inventory does not distinguish units which 
house single person households from those which house families or seniors. 


The City of Hamilton has the largest and most diverse stock of assisted housing, 
with more than 9,900 units (93% of the Regional total). There is are 725 assisted 
housing units in the other Area Municipalities, of which 73% are targeted to seniors. 


Table 2.n 


Assisted Housing by Household Type 
Area Municipalities, 1989 


Family Senior Modified 


Ancaster 
Dundas 
Flamborough 
Glanbrook 
Hamilton 
Stoney Creek 


Region 


See notes below table 2.m. 
Source: Hamilton-Wentworth Social Services Department. 


Municipal Non-profit Corporations exist in Dundas, Glanbrook, Hamilton and Stoney 
Creek. The City of Hamilton Non-profit Corporation is the only municipal non-profit 
corporation in the Region currently providing family housing, although the Dundas 
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Valley Non-Profit Housing Corporation plans to bring new family units on stream in 
1990. The production of municipal non-profit housing in the other area 
municipalities has been limited to seniors’ units. 


There is a significant demand for assisted housing units in the Region. An indicator 
of the magnitude of demand is the waiting lists for assisted units. The Hamilton- 
Wentworth Housing Authority maintains one such list. Most private non-profit 
housing corporations maintain independent lists. 


The average number of applicants on the Housing Authority’s waiting list in 1989 
was 1,559. Sixty-two percent of the households on the list were families (957 
applicants). The remaining households on the list were seniors (350 applicants) 
and singles (252 applicants). Amongst the applicants, 62 were classified as 
disabled and would require a modified unit or special services. 


Chart 2. 
Average Waiting List for Assisted Units 
Hamilton-Wentworth Housing Authority 


1982 1983 1984 1985 1986 1987 1988 1989 
Source: Ministry of Housing, Priority List Data and Hamilton-Wentworth Planning and Development Department. 


The average number of households on the waiting list for assisted housing units 
was 85% higher in 1989 than in 1985. Approximately 27% of this increase can be 
accounted for by the extension of eligibility for assisted housing to low income single 
households. In addition, there were approximately 340 more family households and 
230 more senior households on the list in 1989 than in 1985. 


The Housing Authority uses a point rating system to determine the degree of need, 
with households scoring 0 points being the least needy and households scoring 
more than 150 points being the most needy. The average proportion of families 
with high levels of need") (90+ points) increased from 39% in 1988 to 48% in 1989. 
The average proportion of visited seniors, singles and the physically and psychiatri- 
cally disabled on the waiting list with high levels of need were 33%, 22% and 21%, 
respectively. 


(1) Excludes households on waiting list that have not yet been visited by a caseworker to ensure eligibility. 
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2.2 Potential Housing Stock 


The Regional Official Plan provides for future residential development by designat- 
ing certain lands for residential use. There are currently 1,950 hectares of vacant 
residential land designated in the Regional Official Plan. In addition, housing 
intensification provides the opportunity to increase the supply of housing in the built 
urban area. 


Vacant Land - Supply 


There are approximately 1,950 hectares (4,880 acres) of vacant residential land 
with a development potential of just under 47,000'") units in designated urban areas 
in Hamilton-Wentworth. This represents an estimated 15-20 year supply of land, 
based on recent development trends and on household growth forecasts contained 
in the report "Hamilton-Wentworth Population Projections, 1988-2006". Roughly 
51% of the land supply is serviced (able to connect to existing main trunk lines) and 
another 34% will likely receive water and sewer trunk lines within five years. 


Land designated for single detached units represents 84% of vacant residential land 
in the urban areas in the Region. However, due to the lower density of single 
detached development, this land would accommodate only 59% of future units. 
Land designated for multiple units represents 10% of the vacant land and would 
accommodate 19% of future units. Land designated for apartments represents 5% 
of the land supply and would accommodate 21% of future units. The remaining 
land is designated for semi detached dwellings. 


Chart 2.f 
Vacant Residential Land 
Hamilton-Wentworth, January 1990 


Row 10% 
Apt 5% Som 1%. apt 21% 


Single 84% Single 59% 
Vacant Lands (Area) Vacant Lands (Unit Potential) 


Source: Regional Municipality of Hamilton-Wentworth, Vacant Residential Lands Inventory. 


(1) The asl of the exisine vacant land supply is affected the type and density of development that will 
occur. For example, 40 hectares of vacant residential land in Stoney Creek might accommodate 
720 single detached units of average density or 1,600 row units or 8,600 apartment units. 
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Vacant lots in registered plans of condominium or subdivision represent the supply 
of residential land available for immediate development, while draft approved lots 
should be available for development within a two-year time frame if market condi- 
tions warrant. There are approximately 5,450 units in registered plans in Hamilton- 
Wentworth (41% single, 0% semi, 8% attached and 51% apartment). There are an 
additional 8,230 units in draft approved plans (52% single, 2% semi, 21% attached 
and 25% apartment). If development continues at the rate experienced in 1989 
(which is high in comparison to past trends), the Region has a 3-5 year supply of 
land in registered and draft approved plans. 


Properties for which a subdivision or condominium application have been made, 
but without draft approval (pending plans), and properties in residentially designated 
areas without subdivision or condominium plans, represent the supply of land 
available for residential development in the medium term and beyond. The length 
of time required to bring this land on stream may depend upon factors such as the 
timing of infrastructure and service extensions and the resolution of planning 
constraints. 


There are 4,400 units in pending plans (63% single, 2% semi, 23% attached, and 
12% apartment). There is also an estimated 1,240 acres of residentially designated 
land outside of plans of subdivision and condominium. This land could accom- 
modate approximately 33,200 units, based on estimates of residential densities 
derived from local municipal policies. 


Vacant residential land without a plan of condominium or subdivision represents 
62% of the vacant land area and 61% of the unit potential. The unit mix on vacant 
residential land on which no plans of subdivision have been submitted is 64% single, 
20% attached, and 16% apartment. 


Chart 2.9 


Vacant Residential Land by Plan Status 
Hamilton-Wentworth, January 1990 
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The amount of vacant residential land and the estimated unit potential vary by 
municipality. Thirty-six percent of the total supply of vacant residential land and 
38% of the potential units are located in the City of Hamilton. Stoney Creek also 
has a relatively large proportion of vacant residential land (25%) and potential units 
(31%). The higher proportion of potential units in Stoney Creek reflects, in part, 
plans for higher density development along the waterfront. 


Ancaster contains 18.5% of the vacant residential land in the Region, but the 
estimated unit potential is only 15% of the estimated unit potential for the Region. 
This reflects plans for lower density development in this municipality. Dundas, 
Flamborough and Glanbrook contain the remaining 20% of the Region’s available 
land supply and 16% of the estimated unit potential. 


Table 2.0 


Vacant Residential Land - Hectares and Unit Potential 
Area Municipalities, January, 1990 


Single Semi Row Apartment Total 
Ha Units Ha Units Units Ha Units Ha Units 


Ancaster 334 5,525 10 1,200 364 7,135 


Dundas 88 1,215 107 1,970 
Flamborough 123 2,150 137 2,700 
Glanbrook 149 2,625 150 2,650 
Hamilton 592 10,175 ‘ : 715 17,790 
Stoney Creek 359 5,925 ' ; 478 14,620 


Region 1,645 27,615 : ; 1,951 46,865 


Notes: Potential units have been rounded to the nearest 5. 
Hectares of vacant land have been rounded to the nearest 1. 
Source: Hamiltton-Wentworth Planning and Development Department, Vacant Residential Lands Inventory. 


Vacant Land - Creation of Lots 

A prerequisite to the construction of new housing on vacant land is the creation of 
residential lots. These lots are created primarily through the process of registering 
subdivisions or condominiums. However, some lots, outside of the land designated 
for residential use, are created through severance. Also, rental projects are 
approved through site plan approval rather than through registration of subdivisions. 


The Planning and Development Department has been sub-delegated authority from 
Regional Council to review subdivision and condominium applications on behalf of 
the Province to see if Provincial interests/policies are violated and on behalf of the 
Regional Municipality to see if Regional policies/interests are contravened. In 
exercising this capacity, the Planning Department receives the application from the 
developer and ensures that it contains complete information and that it conforms 


with the Regional Official Plan. The application is then circulated to the local 
municipality, several Regional and Provincial Departments, and other agencies and 
boards. Local municipalities respond with a set of conditions that address local 
concerns and interests, as articulated in zoning by-laws, neighbourhood plans and 
other policies. Various agencies may also respond with concerns. 


The next step in the subdivision/condominium process is the draft approval of the 
application. The draft approval is a contract which sets out requirements that must 
be met before the plan can receive final approval. These requirements are based 
on comments received during the circulation of the plan. Often the property must 
be rezoned or services and infrastructure extended as conditions of draft approval. 


Until recently, the Planning and Economic Development Committee and Regional 
Council reviewed the application and recommended for or against draft approval. 
In 1989, in an effort to streamline the process, the Commissioner of Planning and 
Development was delegated authority for granting draft approval of subdivision and 
condominium applications under specified circumstances. 


The onus is on the applicant to meet the conditions of draft approval. When these 
conditions have been fulfilled to the satisfaction of the Region, the local municipality, 
and other agencies, then the subdivision or condominium can be registered. If the 
applicant objects to the conditions, then appeal can be made to the Ontario 
Municipal Board. 


Subdivision applications registered in 1988 and 1989, plus a sample of those 
registered in 1987, were examined by the Planning and Development Department 
to determine the length of time required to obtain approval. Almost 50% of the 90 
subdivisions examined received final approval in under two years. Another 20% 
received final approval in two to three years. The remaining 30% required more 
than three years. The two major reasons for a delay in obtaining final approval are 
staging of development (usually to accommodate market demand) and conflicts 
with existing land uses. 


There were 2,732 units in plans of subdivision or condominium which received final 
approval in 1988. This is high by historic standards, and represents a 2% increase 
over the number of units registered in 1987. There were 3,519 units in plans of 
subdivision or condominium which received draft approval in 1988. Thisis also high 
by historic standards and represents a 28% increase over 1987. 


Single detached units accounted for 70% of all units in plans of subdivision or 
condominium registered in 1988, compared to 95% in 1987. In addition to the lots 
created through plans of subdivision and condominium, 370 units in rental apart- 
ment and townhouse projects received site plan approval in the City of Hamilton in 
1988. 


Residential Construction 

Residential construction activity in Hamilton-Wentworth has been high over the mid- 
to late-1980s. There were 3,155 dwelling units completed in 1989, 138% more than 
in 1981. In comparison, there was a 91% increase in completions in Ontario 
between 1981 and 1989. 


The total number of housing completions in Hamilton-Wentworth between 1982 and 
December 19839 is fairly consistent with the projected requirements contained in the 
1982 Regional Housing Statement Update, given the uncertainties inherent in 
forecasts of this nature. The total projected requirement was 19,600 units and 
actual completions over this period numbered 18,100, a difference of eight percent. 


The proportion of single detached dwellings constructed during the mid-1980s was 
high by historic standards and by comparison to projected requirements. Between 
1985 and 1987 the breakdown of dwelling completions by type was 81% single 
detached, 0% semi, 11% row housing and 8% apartments. More recently the mix 
has been less dominated by single detached dwellings. Between January 1988 
and December 1989 the breakdown of dwelling completions by type was: 65% 
single detached, 1% semi, 23% row housing and 11% apartments. Recent shifts 
towards a broader mix of dwellings constructed reflect increases in land and housing 
costs and an accompanying increase in preferences for alternatives to the traditional 
single detached dwelling. 


The diverse mix forecast in the 1982 Housing Statement Update (52% single 
detached, 5% semi, 7% row and 36% apartments between 1982 and 1986) has not 
occurred, despite recent market changes. The predominance of single detached 
housing construction over the 1982 to 1989 period has limited the opportunities for 
low and moderate income households to access affordable housing in some new 
neighbourhoods. 


Chart 2.h 


Annual Housing Completions by Type 
Hamilton-Wentworth, 1981-1989 


3,177 3,155 


Condominiums are an increasingly important component of the supply of attached 
units. Sixty-eight percent of row and apartment starts in 1988 and 1989 were 
condominiums, compared to 25% of apartment and row starts between 1981 and 
1987. The average annual number of condominium starts in 1988 and 1989 was 
576, whereas the average annual number of starts between 1981 and 1987 was 
less than 150. The relatively large proportion of condominiums which are tenant 
occupied (36%) make condominiums an important source of rental, although not 
necessarily ‘affordable’ rental accommodation. 


The construction of rental units was low during the 1980s. Annual rental apartment, 
plex and townhouse starts averaged 340 between 1984 and December 1989. 
Non-profit housing corporations and co-operatives were the dominant source of 
these new rental units, a trend that is likely to continue given the economics of 
private sector rental construction. Other potential sources of new rental units 
include accessory apartments in single detached dwellings, tenant occupied con- 
dominiums, and small scale rental projects (eg. plexes). 


Chart 2.i 


Row and Apartment Starts by Tenure 
Hamilton-Wentworth, 1981-June 1989 


Source: CMHC Local Housing Market Reports, 1981 to 1989. 


One-half of all units started in Hamilton-Wentworth during the 1981 to 1989 period 
were in the City of Hamilton. Hamilton accounted for 42% of all single starts, 75% 
of row starts, and 66% of apartment starts in the Region over the period. 


Annual housing starts were higher in the 1987 to 1989 period than in the 1980 to 
1986 period in all Area Municipalities. The largest increases in annual starts 
occurred in Dundas (112%), Hamilton (80%) and Flamborough (49%). 


Increases in row and apartment starts were greatest in Municipalities that already 
had a relatively diverse housing mix. Average annual row and apartment starts 
were higher in the 1987 to 1989 period than in the 1981 to 1986 period by 196% in 
Stoney Creek, 175% in Dundas, and 84% in Hamilton. 


Table 2.p 


Residential Dwelling Starts by Type, 1981-Dec/89 

Single Semi Row Apartment Total 

# % # % # % 
Ancaster 2,232 16 84 3 2,380 12 
Dundas 795""'6 129 99: "4" 14,027' “5 
Flamborough 1,646 11 44 2 1,738 
Glanbrook 188 31 219 
Hamilton 6,032 88 35 1,630 66 10,272 
Stoney Creek 3,457 oT 63 583 24 4,802 
Region 14,350 100 249 100 2,471 100 20,438 100 


Source: CMHC Local Housing Market Reports, 1981 to 1989. 


Chart 2.j 


Average Annual Dwelling Starts 
1981-86 and 1987-1989 


Source: CMHC Local Housing Market Reports, 1981 to 1989. 


Housing Intensification 


Housing intensification is the process of increasing the number of units in existing 
buildings or on already serviced land in urban areas. Housing intensification can 
occur through: 


¢ conversion of non-residential buildings to residential buildings; 


e conversion or modification of residential buildings to increase the number 
of units; 


e infill on vacant or under utilized parcels of land; and, 
e redevelopment of land. 


Intensification has the potential to broaden the range of housing options available 
to Regional households. Units created through intensification may be more affor- 
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dable than units in newly developing areas. At the same time, existing infrastructure 
and services are utilized and opportunities for more efficient use of land and 
buildings are provided. Intensification may also benefit neighbourhoods through 
maintaining a population base to support community services, particularly given 
recent declines in average household size. However, the concerns of existing 
residents, such as potential impacts on traffic, parking, property maintenance, and 
neighbourhood appearance, must be addressed as opportunities for housing inten- 
sification are expanded. 


Opportunities for intensification in municipalities are affected by zoning by-laws 
which govern the type, size, density and physical form of development. Zoning 
provisions which may bear upon opportunities to provide housing for a range of 
household types include: 


« size of lots; 

¢ size of dwellings; 

« lot coverage; 

¢ density; 

¢ parking; and, 

« building setback and sideyard requirements. 


The Provincial Land Use Planning for Housing Policy Statement requires that 
municipalities identify and designate areas where residential intensification can be 
accommodated, based on available services, housing requirements in the com- 
munity, and physical potential of the existing stock. Within these areas, policies, 
zoning and development standards should support the goal of intensification. This 
Provincial requirement should be addressed in a manner that enhances the con- 
tinuum of affordable units in the Region to the benefit of existing neighbourhoods. 
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Chapter Three: Housing Requirements 


Housing requirements are projections of the number and type of dwelling units 
necessary to accommodate changes in housing demand and potential losses within 
the existing stock. Factors affecting demand for housing include growth in the 
number of households and changes in household characteristics. Factors con- 
tributing to potential unit losses include demolitions and conversions. The desired 
vacancy level in the rental stock will also impact upon future unit requirements. 


Guidelines established by the Ministry of Housing require that housing needs for a 
20-year time period be considered. Population and household projections adopted 
by Regional Council in 1989 for Hamilton-Wentworth extend to the year 2006. For 
the purpose of forecasting housing needs over a 20-year period, population projec- 
tions prepared by the Ontario Ministry of Treasury and Economics (MTE) to the year 
2011 will be used. The medium projections prepared by MTE fall into the range of 
population estimates considered "most likely” in the Regional forecast. 


Population growth and changes in the age structure of the population are key 
determinants of household growth projections. Projections of household growth are 
made by applying age specific household formation rates to both estimates of the 
existing population and to population forecasts. Housing requirements are some- 
what higher than forecast household growth in order to account for the potential 
loss of units through demolitions and conversions and changes in rental vacancies. 


Characteristics of households, such as the number and size of families, the 
incidence of low income, the age of household maintainers and the growing 
proportion of unattached individuals, impact upon the type and tenure of housing 
that will be required in the future. Forecasts of housing requirements by type and 
tenure for groups as diverse as families with children, seniors, new Canadians, and 
singles must go beyond traditional options and consider the need for alternatives 
such as co-operative housing, shared equity opportunities, housing with shared 
facilities, and units designed to be affordable through means such as smaller floor 
area or lot size or fewer amenities. 


3.1 Projected Unit Requirements 


Projected unit requirements for the 1990 to 2010 period range from 42,585 (under 
MTE’s medium migration scenario) to 49,650 (under MTE’s high migration 
scenario). These projections are based on forecast increases in demand and 
potential changes in the housing stock. Average annual unit requirements range 
from 2,130 to 2,480, although actual growth will vary according to factors such as 
mortgage costs, immigration targets and employment growth. 


Table 3.a 


Projected Housing Requirements 
Hamilton-Wentworth, 1990-2010 


1990-1995 1995-2010 
MEDIUM MIGRATION Total Ave An Total Ave An Total Ave An 


Household Growth 10,300 2,060 28,285 1,885 38,585 1,930 
Loss of Existing Stock 1,000 200 3,000 200 4,000 200 


Housing Requirements 11,300 2,260 31,285 2,085 42,585 2,130 


1990-1995 1995-2010 1990-2010 
HIGH MIGRATION Total Ave An Total Ave An Total Ave An 


Household Growth 11,620 2325 34,030 2,270 45,650 2,280 
Loss of Existing Stock 1,000 200 3,000 200 4,000 200 


Housing Requirements 12,620 2,525 37,030 2,470 49,650 2,480 


Note: Figures have been rounded. 

Source: Hamilton-Wentworth Planning and Development Department. 

Driving demand, the number of households in Hamilton-Wentworth is projected to 
increase by 38,585 (23%) between 1990 and 2010, if population growth occurs at 
the rate projected under MTEs "most likely" population projection scenario and if 
age specific propensity to form households remains constant. The number of 
households is forecast to increase by 45,650 (28%) if population increases at the 
rate projected in MTEs “high migration" population scenario and if age specific 
propensity to form households remains constant (see Appendix A). 


On the supply side, units in the existing stock may be lost through the demolition of 
buildings, through conversion of buildings from residential to non-residential use, 
and through modifications to residential buildings which decrease the number of 
units (eg. duplex to single). Intensification in the built urban area, or construction 
of units in newly developing areas, must compensate for these losses as well as 
meet demand generated by household growth. 


Approximately 200 units per year (4,000 units over the 20 year projection period) 
may be required to accommodate changes in the existing stock. This requirement 
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reflects the potential impact of demolitions"), as well as desired changes in rental 
vacancies"), The impact of conversions is not well documented at the current time, 
although a data base is currently being developed by the Planning and Development 


Department to provide information on conversion activity. 


Forecasts of housing requirements by type, tenure and geographic distribution will 
be based on the high household projection scenario. The high scenario is used for 
the following reasons: 


1) Hamilton-Wentworth is likely to continue to experience high levels of migration 
due to cost of living and quality of life advantages of the Region vis-a-vis the 
Greater Toronto Area: 


2) Recent increases in residential building activity in Hamilton-Wentworth have been 
consistent with higher levels of migration; and, 


3) There is uncertainty associated with all population projections. The degree of 
uncertainty is higher at the Area Municipal level than at the Regional level due 
to the variety of factors that impact upon development patterns. The degree of 
uncertainty is also higher when projecting growth by housing type or tenure than 
overall growth. Finally, uncertainty increases as the number of years from the 
present increases. Using the high migration scenario recognizes that some 
areas and some housing types will grow faster than projected if the "medium 
migration" scenario for Regional growth were used. 


Provincial Guidelines on Affordability 


The Provincial Land Use Planning for Housing Policy Statement (1989) requires 
that municipalities plan for at least 25% affordability in new residential units resulting 
from new residential development and residential intensification. The definition of 
affordable housing in the Policy Statement is defined as "Housing which would have 
a market price or rent that would be Affordable to households of low and moderate 
income." In Hamilton-Wentworth this was determined to be a house costing 
$140,000 or less or rent of $1,240 in 1990. 


The Provincial requirement that at least 25% of new housing be affordable to low 
or moderate income households would suggest that a minimum of 620 affordable 
housing units should be developed annually, based on a projected new housing 
requirement of 2,480 units. These affordable units should reflect the requirements 
of those households in the Region that are unable to obtain adequate, affordable 
and appropriate housing within the existing market. 


(1) Demolitions of residential dwellings averaged 125 units annually between 1984 and 1988. Theretore, ap- 
proximately 125 units per year could be required to compensate for demolitions in the existiiig stock. 


(2) Approximately 75 rental units per year, in addition to units required to accommodate new demand, would 
be necessary to increase the vacancy rate from the current 0.5% to 3.0% by 2010. 
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3.2 Housing Options for a Diverse Population 


Many households have particular requirements that make finding adequate and 
affordable housing in the community problematic. Planning responses to housing 
needs of the 1990s and beyond must be sensitive to groups as diverse as families 
with children, seniors, physically, psychologically and developmentally disad- 
vantaged persons, independent youth, the homeless, natives, persons on fixed 
incomes, new Canadians, victims of domestic violence and the working poor. 


This section provides an overview of some households that may experience 
difficulties in obtaining adequate, appropriate and affordable housing. Innovative 
responses to these and other households are necessary if the Region is to 
successfully address the range of housing requirements within the community. 


Seniors 

Individuals 65 years of age and over currently make up 13% of the Region’s 
population. However, with the aging of the population, this number is expected to 
increase to 15% by the year 2006. In absolute terms, the number of elderly living 
in the Region is expected to increase from 57,300 in 1988 to 73,900 in 2006 (29%). 
The most elderly cohort (80+) is forecast to grow fastest, from 12,300 to 21,300, or 
73% (Hamilton-Wentworth Planning and Development Department, 1989). 


Seniors experience a number of problems which restrict their housing options. 
These include limitations to mobility, a high incidence of low income, and a large 
proportion of persons living alone. 


Single Person Households - There were 32,315 senior headed households in the 
Region in 1988, of which 44% were single person households. The majority of 
single person senior households are female, reflecting the longer life expectancy of 
women. The majority of elderly living alone are renters (72% of females and 55% 
of males) (Municipal Building Profile). 


Incidence of Low Income - The elderly are over represented in the lowest income 
quartile of the Region by almost 2:1. Approximately 44% of elderly households in 
the Region had incomes below $15,000 in 1985 (Statistics Canada, Census). 


Limitations to Activity - According to the 

(Statistics Canada), there were an estimated 14,785 individuals in the Region over 
the age of 65 who indicated that they experienced some level of limitation in their 
daily activities. This represented a disability rate of 29% among seniors. 


Housing Options - There are a range of housing options available to the elderly 
depending upon their different needs. Housing options should address a‘continuum 
of shelter’ which ranges from maintaining their home independently at one end of 
the continuum to full nursing home care at the other. 
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Options which respond to the declining social support networks and the prevalence 
of seniors living alone include homesharing!"), granny flats‘), accessory apart- 
ments'°), government assisted housing for seniors, retirement communities or 
retirement villages and residential care facilities. Many of these options would also 
address problems of limited or fixed income experienced by many seniors. 


Possible responses developed specifically to address the problem of limited income 
include various equity conversion plans such as deferred property taxes, reverse 
annual mortgages and sales/lease back plans. Through any of these financial 
mechanisms, seniors would have the opportunity to convert equity in their home 
into income that could be used to supplement fixed incomes and to finance 
expenditures such as home improvements. These plans are not widely available 
in Canada at the present time, although a pilot project to finance equity conversions 
was introduced in Toronto in 1990. Equity plans would not address the financial 
difficulties faced by the elderly who do not own their own home. 


For those elderly experiencing limitations to their daily activities, alternatives in- 
clude: making modifications to the home"), moving to alternate accommodation, 
increasing the level of in home support services, homesharing and perhaps moving 
to an institutionalized environment. 


For some elderly, the level of difficulty experienced will require some level of 
institutionalized care. Approximately 6-12% of the elderly in the Region are accom- 
modated in facilities such as nursing homes, second level lodging homes, and 
special care facilities. Of the 5,197 beds in residential care facilities, 70% were 
occupied by individuals 65 years of age or older and 42% were occupied by 
individuals 85 and over. 


Families with Children 


There were 75,680 families with children in the Region in 1986, an increase of four 
percent since 1976. 


Family Type - Amongst families with children, there were 61,265 two parent families 
in the Region in 1986 and 14,415 lone parent families. Eighty-four percent of lone 
parent families were female led. 


(1) | The Homeésharing Program in Hamilton-Wentworth is sponsored by the Province and the Region and 
delivered by the Victorian Order of Nurses. Through the program, individuals who would like to share 
their home are matched with individuals who need a place to live, where exchanges are mutually 
beneficial. 


(2) Small, self-contained units usually located on the same lot as the home of close family members. 
(3) Self-contained apartments created through converting part of, or adding on to, existing homes. 


(4) The Ontario Home Renewal Program for the Disabled provides grants for this purpose. 
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The number of lone parent families increased by 30% between 1976 and 1986. In 
contrast, the number of two parent families with children remained constant over 
the period. 


Number of Children - Families with one or two children represented 80% of all 
families with children in Hamilton-Wentworth in 1986, up from 72% in 1976. 
Thirty-six percent of two parent families with children had only one child, compared 
to 57% of lone parents with only one child. 


Incidence of Low Income - The incidence of low income amongst families”) in the 
Region was 14.4% in 1985, compared to an 11% incidence in Ontario. The 
incidence of low income by family type in Ontario is 50% for female led lone parent 
families, 20% for male led lone parent families, 7.4% for couples with children, and 
5.3% for couples without children. If these rates are applied to the population in 
Hamilton-Wentworth’ then there are an estimated 11,000 families with children in 
Hamilton-Wentworth that would have great difficulty finding appropriate shelter in 
the market (6,000 female led low income lone parent families, 4,500 low income 
couples with children and 500 low income male led lone parent families). However, 
given that the incidence in 1985 of low income amongst all families in Hamilton- 
Wentworth was approximately 31% higher than in Ontario, the number of low 
income families with children in the Region was likely closer to 14,000. 


Housing Options - Families with children need opportunities to access housing 
within diverse and vibrant communities with good access to a variety of services 
such as schools, daycare facilities, and public transportation. The availability of 
higher density land in newly developing areas, and the ability to "infill" in already 
serviced areas will determine the ability of non-profits and co-operatives, as well as 
the private sector, to deliver appropriate and affordable units for families with 
children. 


There is a need for more assisted housing units for families with children, as an 
average of approximately 1,000 families were on the waiting list maintained by the 
Hamilton-Wentworth Housing Authority in 1989. Developing opportunities for 
tenant involvement in the planning, maintenance and management of assisted units 
will ensure that the particular needs of the group are addressed and that a sense 
of responsibility and ownership is fostered. 


(1) The of low income is based on Statistics Canada’s low income cut-offs, commonly referred to as the 
"poverty line". Cutoffs are adjusted for the number of persons in a household and the size of the 
urban area. In 1989, the low income cutoff for a family of two in an urban area of more than 500,000 
persons was $18,192; for a three person family the cut-off was $23,122 and for a four person family 
the cut-off was $26,619. 
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Physically Disabled 

According to the 1986 Health and Activity Limitations Survey (HALS) administered 
by Statistics Canada, a disability is any restriction or lack of ability to perform an 
activity in a manner, or within the range, considered as normal for a human being. 
Based on the findings of HALS, there were an estimated 39,170 individuals within 
the Region who experience at least one type of disability. Taking this number over 
the total population in the Region would give a 9% rate of disability. Overall, this is 
lower than the Provincial rate of 12%. 


Age - Disability varies with age, with a higher prevalence of disability among the 
more elderly. According to the 1986 survey, there were an estimated 1,335 disabled 
individuals between the ages of 0-14, 23,050 between the ages of 15 and 64 and 
14,785 over age 65. These figures represent disability rates of 2%, 8% and 29%, 
respectively. 


Type of Disability - The HALS survey divided disabilities into six broad categories: 
mobility, agility, seeing, hearing, speaking and other. Seventy-seven percent of 
persons with disabilities indicated that they had mobility disabilities. Based on the 
sample, there are an estimated 8,630 persons in the Region requiring mobility aids. 


Incidence of Low Income - Fifty-three percent of the disabled persons indicated 
income levels below $10,000 (1985 dollars). Moreover, findings of the Social 
Assistance Review Commission (SARC) Report show that a substantial proportion 
of social assistance recipients are disabled. 


Living Arrangements - The HALS survey suggested that there were 8,580 disabled 
persons living alone and 2,720 living with others outside of a Census family 
arrangement. The remaining 70% of respondents (26,435 persons) indicated that 
they lived in census family arrangements. In the first six months of operation, the 
Housing Help Centre!) serviced 50 disabled clients (36 singles, 4 couples without 
dependents and 10 families with children). 


Housing Options - The housing requirements of the physically disabled range from 
the need for modified units (assisted and privately owned) to the need for services 
and "supportive living opportunities". The concepts of barrier free design, access 
to required services and integration into the communtiy must be applied in respond- 
ing to the housing needs of the disabled, in order to ensure opportunities for both 
independence and community participation. 


(1) The Housing Help Centre is a community based organization established to assist individuals in the 
Region with housing problems. Activities of the Centre include direct service to clients , and research 
and advocacy around housing issues. 
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There are currently 274 assisted units in the Region which are modified to varying 
degrees. There is a general rule of thumb that roughly 5% of new units constructed 
by the various non-profit organizations should be for the disabled. It is important to 
ensure that modifications to these units suit the particular needs of clients. This can 
be accomplished by constructing units consistent with principles of barrier free 
design and by providing opportunities for client participation in unit design. 


Private homeowners or tenants in private market rental units may also require 
modifications to their accommodation. The 1986 Health and Limitation Survey 
indicated that approximately 5,735 households in the Region required modifications 
to their unit to improve overall accessibility, 4,655 households required modifica- 
tions to increase mobility in the kitchen and 10,575 households required modifica- 
tions to increase mobility in the bathroom. 


The results of the 1986 survey also suggest that many households have not 
undertaken necessary modifications, notwithstanding the existence of programs to 
provide financial assistance for the purpose (Residential Rehabilitation Program for 
Disabled Persons and Hamilton Handicapped). Of the households requiring 
modifications, 81% had taken measures to improve overall accessibility, while only 
3% and 10%, respectively, had taken measures to improve the accessibility of the 
kitchen and bathroom. According to a 1986 study conducted by the Social Planning 
and Research Council of Hamilton and District, the primary reasons why modifica- 
tions are not made include expense, difficulties in assessing needs, and nature of 
shelter (ie. rented). 


The community based response to the needs of the disabled has been strengthened 
through the introduction of supportive living units. These are special modified units 
with on site support care available on a 24 hour basis. This living option services 
those living in the community who need a higher level of care, and could service 
those who are institutionalized because of a lack of alternatives. There are 56 
supportive living units in the community, 40 of which were completed in 1989. 


Single Persons 

There were 45,670 unattached individuals in Hamilton-Wentworth in 1986, up 10% 
since 1976. In contrast, the total population of the Region increased by only 3%. 
The incidence of low income amongst unattached individuals") was 43% in Hamil- 
ton-Wentworth in 1986, compared to 41.2% in 1981. In Ontario, the incidence of 
low income amongst unattached individuals was 33.3% in 1986. 


Single Person Households - Almost 80% of unattached individuals live in one person 
households. The remaining unattached individuals live with non-relatives. The 
number of one person households in 1986 was 36,075. Between 1976 and 1986, 
the number of one person households increased by 44%, faster than any other 
household size, and the number of one person households as a percentage of all 
households increased from 18% to 23% (Statistics Canada, Census). 


SOI NOON ORCC OCR RCRD ADDO DCR C RCRD RD DDDERERRER DD ODRDDDDDD DRA RR SRR RRDADDDDDDDARAAAPODDDDDDDDDDDD ODADAS DOP ADD DODD DOLLA AADC ODODE EDAD DADO LALA 


60 


Age - Approximately 41% of one person households were 65 and over in 1988. The 
percentage of one person households varies by age of household head; 29% of 
households headed by 15-24 year olds were single person households, compared 
to 16% of households headed by 25-44 year olds, 17% of households headed by 
45-64 year olds and 44% of households headed by seniors (Municipal Building 
Profile). 


The incidence of low income amongst single person households varies by the age 
of the person. Single person households headed by 15-24 year olds and 45-64 
year olds had the highest proportion of households with income of less than $7,500 
in 1985 (40% and 28%, respectively). In contrast, 16% of all single person 
households had 1985 income of less than $7,500. (Statistics Canada, Census). 


Singles on GWA - There were 4,901 one person households on General Welfare 
Assistance (GWA) in Hamilton-Wentworth in 1990. Amongst this population, 70% 
spent more than 50% of their total income on shelter, while 40% spent more than 
70% of their total income on shelter. 


Dwelling Characteristics - The majority of single person households live in apart- 
ment buildings (53%) and rent their accommodation (68%). In contrast, 24% of all 
households live in apartment buildings and 40% rent their accommodation. 


Housing Options - There is a need to increase the supply of small rental units on 
the private market to accommodate the growing number of single person 
households. The creation of self contained units (accessory apartments) in existing 
dwellings is one way to expand the supply of affordable market housing. 


There is also a need for assisted housing units for low income singles. The current 
supply is limited because low income singles without an identified disability were 
not eligible for assisted housing prior to 1987. 


Singles aged 45-60 have been identified as a group that could be targeted for 
assisted units, as there is a high incidence of low income amongst this group, they 
have not been targeted for housing assistance in the past, they are vulnerable to 
structural changes in the economy which may lead to plant layoffs, and the size of 
the cohort is projected to increase significantly between 1988 and 2006 (71%) as 
a result of the aging of the baby boom. Amongst this client group, there may be 
interest in opportunities for tenant participation in management (co-operative model) 
and in opportunities to gain equity. 


(1) Based on Statistics Canada’s low income cutoffs, commonly referred to as the “poverty line”. The cutoffs 
are adjusted for the number of persons in a family and the size of the urban area. In 1989, ine low in- 
come cut-off for a single person in an urban area of more than 500,000 persons, the low income 
cutoff was $13,400. 
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Independent Youth 

There were at least 5,765 households headed by 15-24 year olds in Hamilton- 
Wentworth in 1988, of which 52% were headed by females. In addition to those 
youth forming their own households, other independent youth live in the community 
with non-relatives. 


Income - There is a high incidence of low income amongst households headed by 
youth (25% had 1985 incomes of less than $7,500 and 47% had incomes of less 
than $15,000). Of the 2,277 youth on General Welfare Assistance in Hamilton- 
Wentworth in January 1990, 39% spent more than 70% of total income on shelter. 


Street Youth - The Community Street Youth Task Force conducted an agency 
survey which suggested that there are at least 350 street youth in Hamilton- 
Wentworth. Street youth were defined as "young people between the ages of 13 
and 25 who for various reasons come to depend on non-traditional sources for their 
survival and acceptance”. This group includes runaways, youth living literally on 
the street and others who spend most of their time on the street but who still live at 
home. 


Housing Options - Independent youth require housing that is close to services and 
schools, that is affordable, and that provides opportunities to socialize. Shared 
accommodation (eg. a small group setting with other youth) or higher density 
accommodation (eg. government assisted duplexing in housing owned by seniors) 
are options that would increase affordable rental opportunities. Within these 
settings, a stable residential environment may be fostered. 


The Community Street Youth Task Force Report (1990) highlighted a number of 
preventative measures necessary to address the needs of vulnerable youth. The 
Report identified the need for adequate, affordable housing for families, the need 
fora months rent deposit to be paid through welfare so youth can access permanent 
housing, and the need for affordable housing for youth in a setting that does not 
infringe on independence. 


The Homeless 

Homelessness is a complex problem, confronting many urban centres. "Solutions" 
to the problem are constrained by a number of factors including the diversity within 
the homeless population. Not only is there variation in the factors contributing to 
this condition; but there is also increasing diversity among those who are homeless, 
with representation from both men and women, youth, families, refugees and 
post-psychiatric patients. 


Definition - The Final Report of the Minister’s Advisory Committee on the Interna- 
tional Year of Shelter for the Homeless, 1988 ("More Than Just a Roof"), identified 
the homeless as: people literally without shelter; people who use the emergency 
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shelter system as a permanent form of accommodation; tenants living in over- 
crowded, substandard housing; and, tenants who pay more than 50% of their 
income on rent. Factors affecting homelessness include: the loss of affordable 
housing; low rental housing production; low income; low rates of social assistance; 
and, de-institutionalization. 


Emergency Shelter Use: There are 10 hostels in Hamilton-Wentworth, all in the 
City of Hamilton. Of the 259 beds in these hostels, 150 are designated for males 
and 109 are designated for females. Seventy percent of the beds in women’s 
shelters are for victims of domestic violence. A 1989 review of hostel use by the 
Planning and Development Department suggested that there were roughly 2,700 
different males and at least 2,700 females using the emergency shelter system in 
a one year period. Amongst male shelter users, an estimated six percent made 
extensive use of each of the three largest hostels (Salvation Army, Mission Services, 
and Good Shepherd). 


Housing Options - There is aneed for a continuum of housing options for individuals 
and families vulnerable to homelessness. The continuum should address the 
problems which contribute to homelessness and the supports that may be neces- 
sary to maximize opportunities for independence and community participation. 


Some of the shelter requirements necessary to service the needs of the diverse 
homeless population, and of those vulnerable to homelessness, include emergency 
shelters, transitional accommodation (eg. second stage housing for victims of 
domestic violence), rooming and boarding houses, second level lodging homes, 
hostel accommodation within mixed residences (such as provided at Project Hope 
in Hamilton), group homes, and affordable rental units (both assisted and private). 
In addition, some of those vulnerable to homelessness require services, such as 
the placement assistance provided by the Housing Help Centre, in their search for 
appropriate accommodation. 


New Canadians 


In 1989, Hamilton-Wentworth was the destination for 3,500 immigrants (not includ- 
ing refugee claimants). This is an increase of 40% from 1988. In addition, there 
could be as many as 7,000 reftugees'”) awaiting immigration processing at the 
Hamilton Immigration Centre. 


Projections - Immigrants currently represent 25% of the Regional population. 
International migration was forecast to account for roughly 53% of net population 
growth in Hamilton-Wentworth between 1988 and 2006 (Hamilton-Wentworth 
Population Projections, 1988-2006). 


(1) The number of refugee claimants awaiting immigration processing in a particular area at any given time is 
highly uncertain at best, due to the mobility of this population. 
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Country of Origin - Forty-seven percent of immigrants to Hamilton-Wentworth in 
1988 were from European countries in 1988. Asia was the source of 38% of 
immigrants to the Region in 1989, up from 30% in 1982. 


Immigration Status - There are three broad categories of immigrants, independent 
immigrants, immigrants sponsored by family members, and government and/or 
privately sponsored refugees. In addition, there is a backlog of refugee claimants 
awaiting immigration hearings. 


Immigrants sponsored by families are supported financially, and often receive 
shelter, from the sponsoring family. Independent immigrants, sponsored refugees, 
and refugee claimants rely on government or private assistance, or on personal 
savings. Independent immigrants and refugees may require short term shelter as 
well as permanent affordable accommodation. 


Housing Options - A range of affordable housing is necessary to accommodate the 
different needs of new Canadians in Hamilton-Wentworth. Emergency shelters that 
lodge families and individuals for periods longer than three days are needed to help 
recent refugee claimants and independent immigrants. Affordable rental units are 
also required. 


Common problems faced by new Canadians in obtaining shelter include: difficulty 
obtaining first and last month’s rent, the need for units to accommodate large or 
extended families, and the need for assisted housing (refugee claimants do not 
quality for housing managed by Housing Authorities). Eventually, many new 
Canadians aspire to home ownership. 
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3.3 Detailed Housing Requirements 


A range of dwelling type and tenure options is necessary to provide opportunities 
for households with differing means and needs to obtain appropriate shelter. The 
forecast of detailed housing requirements, including the requirement for assisted 
housing, reflects recent trends such as higher land and housing costs, the aging of 
the population and the growing diversity of Regional households. 


Housing Requirements by Type 


The requirement for new housing by type for the 1990-2010 period is projected to 
be 55% single‘), 26% row and 19% apartment. The forecast average annual 
requirement is 1,364 single, 645 row, and 471 apartment. 


Table 3.b 


Projected Requirements by Housing Type 
Hamilton-Wentworth, 1990-2010 


1990-1995 1995-2010 1990-2010 
Total Ave An Total Ave An Total Ave An 


Single* 6,941 1,388 20,367 1,359 27,308 1,364 
Row 3,281 657 9,628 642 12,909 645 
Apartment 2,398 480 7,036 469 9,434 471 


Total 12,620 2025 37,030 49,650 2,480 


Includes Semis. 
Source: Hamilton-Wentworth Planning and Development Department. 


The projected breakdown of units by type reflects the impact that the changing age 
Structure of the population will have on demand for single detached units. It also 
reflects the impact of an increasingly diverse population upon housing needs. 


* 


Projected housing requirements by type were made by forecasting the percentage 
of households in the various lifecycle stages that will occupy single detached 
dwellings. A moderate decline in the propensity to occupy single detached units 
was projected for all age groups. For example, 68% of households headed by 45-64 
year olds were forecast to occupy single detached dwellings in 2010, compared to 
an estimated 70% in 1990 (see Appendix B). The reasons for a forecast decline in 
the age specific propensity to occupy single detached dwellings include: 


¢ increasing land and housing costs; 
« increasing proportion of one person households; 


* declining proportion of traditional households (eg. husband-wife families 
with children); 


(1) Targets for semi detached units were not projected seperately. The forecast for singles would include a 
proportion of semi detached units 
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¢ smaller size of family households; 


« increasing proportion of non-traditional households (eg. lone parent 
families, non-family households, husband-wife families without children); 
and, 


« impact of implementing the Provincial Land Use Planning for Housing 
Policy Statement, which requires all municipalities to plan for a variety of 
housing types. 


Demand for single detached units is projected to represent 55% of demand 
generated by household growth. This is lower than the estimated percentage of 
single detached units in the stock in 19S0 (59%), due to the issues of affordability 
and household change enumerated above. The remaining 40% of demand would 
be for multiple units, predominantly row and apartment dwellings. 


The ratio of apartment to row housing was projected to be 58:42, based on the 
distribution of multiple starts between 1981 and 1989. The use of recent construc- 
tion data reflects current conditions in the multiple housing market, such as the 
existence of rent control and the increasing popularity of condominiums. These 
conditions are expected to continue over the projection period. Row units are thus 
projected to constitute (45% x .58), or 26%, of demand generated by household 
growth and apartment units would constitute (45% x .42), or 19%, of demand. This 
distribution would expand the diversity of housing available in the multiple housing 
stock, as the current ratio of apartment to row units is 81:19. 


The projected requirements by type do not explicitly recognize the range of flexible 
housing options that might be encouraged in order to house more appropriately and 
affordably the increasingly diverse household types in Hamilton-Wentworth. Alter- 
native housing options may be generally classified (eg. "single detached", "duplex", 
"row", etc.). However, alternative housing may have unique features reflecting 
household needs or community objectives. Private developers and non-profit 
housing providers should be encouraged to provide non-traditional housing 
types. Examples include: 


1)Made-to-Convert Homes - These homes are designed and built to be used as 
either a single residence or, with minor modifications, as two completely separate 
residences. Made-to-convert homes would allow for a number of lifestyle pos- 
sibilities; a young couple could use the second floor as a rental unit to offset their 
mortgage payments; later the space may be converted to accommodate an expand- 
ing family; later still the space may be rented out or it may be used to house grown 
children or older parents. A demonstration Made-to-Convert home was produced 
in Hamilton in 1989 when the Hamilton and District Home Builders’ Association 
hosted the Canadian Home Builders’ Association Conference. 
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2)Conversion - Conversion creates additional housing units through the modifica- 
tion of an existing residential dwelling or through renovation of non-residential 
buildings. Conversions are a desirable housing alternative in that they can be 
created at less cost than new development, make use of existing infrastructure and 
services, and provide the opportunity for more efficient use of land. The City of 
Hamilton is examining ways to increase the stock of affordable housing through 
encouraging conversions while minimizing impact on neighbourhoods. Interest free 
loans for the creation of moderate cost rental apartments are available through the 
Provincial government's Convert-to-Rent Program. 


3)Housing With Shared Facilities - Developments consist of small, self contained 
units, and extensive common facilities such as a kitchen and dining hall, children’s 
playroom, workshop, guest rooms and laundry facilities. Condominium and retire- 
ment villages in Canada establish precedents for development of shared facilities. 
These alternatives can be expanded upon by providing opportunities for a diverse 
range of househoids to share common facilities and to participate in community 
activities and decisions. Opportunities exist for introducing objectives such as 
affordablility, preservation of open space and environmental sensitivity into the 
design and operation of housing developments with extensive shared facilities. 


4) Community Residential Alternatives - This housing arrangement may serve one 
or more special client group (disabled, elderly, single persons, victims of domestic 
violence, etc). The type of facility and associated support services can differ 
considerably. An example of a community residential alternative in Hamilton- 
Wentworth is Project Hope. This apartment includes 16 units accessible to the 
physically disabled and three hostel units which will each accommodate three 
unrelated adults. Support services available to tenants at the facility allow residents 
to achieve considerable independence in the community. 


5) Affordable Design - Any housing type that is designed to be affordable through 
means such as smaller floor area or lot size, fewer amenities or lower standards. 


Housing Requirements by Tenure 

The requirement for new housing by tenure for the 1990-2010 period is projected 
to be 30% rented and 70% owned. The forecast average annual requirement is 744 
rental and 1,736 owned. 


The projected breakdown of units by tenure reflects the impact that the Senet 
age structure of the population will have on demand for rental accommodation'"). 
Due to the forecast increase in the relative size of the 45-64 year old cohort, which 
has a low propensity to rent, the proportion of rented units in the housing stock is 
expected to decline from an estimated 37% in 1990 to approximately 36% in 2010. 


(1) The age specific propensity to occupy rental units is projected to remain constant (see Appendix B). 
There are a number of factors which could affect these propensities (such as the availability of alter- 
native, less expensive ownership options), but their combined impact is uncertain. 
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Table 3.c 


Projected Requirements by Tenure 
Hamilton-Wentworth, 1990-2010 


1990-1995 1995-2010 1990-2010 


Total Ave An Total Ave An Total Ave An 


Rented 3,785 755 11,110 740 14,895 745 
Owned 8,835 1,770 25,920 1,730 34,755 1,740 


Total 12,620 2,525 37,030 2,470 49,650 2,485 


Source: Hamilton-Wentworth Planning and Development Department. 


Alternative tenure options are also required to allow households with diverse means 
and needs to be accommodated within their budget. Private developers and 
non-profit housing providers should be encouraged to explore various tenure 
possibilities. Examples include: 


Condominiums - Dwelling units are individually owned while the property and shared 
amenities are owned in common. Shared ownership can allow for more effective 
use of property and may make higher density development possible. At the same 
time, housing costs may be reduced. Condominiums are an increasingly popular 
form of housing tenure, and construction began on 660 units in 1989 in Hamilton- 
Wentworth. 


Co-operatives - Resident managed housing developments. Co-operatives provide 
members with security of tenure and the opportunity to participate in the manage- 
ment of their living environment. Ownership of the unit is retained by the co-opera- 
tive association. In Hamilton-Wentworth, there are currently almost 1,000 units in 
co-operatives that have been developed under the auspices of non-profit housing 
supply programs. Co-operatives may also be developed outside of non-profit 
housing supply programs. 


Lease-to-Own - Provides low income tenants with the opportunity to eventually take 
title of their leased home. The rental period is used to save for a downpayment and 
to gain necessary budgeting and home maintenance skills. Most programs involve 
the purchase and rehabilitation of older homes by community organizations or 
non-profit groups. Households who will eventually take possession of the homes 
may contribute sweat equity during the rehabilitation process. 


Shared Equity - Allows households to purchase part of equity and pay rent (perhaps 
to anon-profit investor) for the remainder. This reduces the initial costs associated 
with home ownership. Generally, owners share in any appreciation in the value of 
the dwelling in proportion to their original investment. In some cases, resale 
provisions could limit capital gains so that units remain affordable ("limited equity"). 
Shared equity is one of several financing mechanisms that may assist seniors in 
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obtaining appropriate retirement housing (see "Housing for Older Canadians: New 
Financing and Tenure Options", CMHC, 1988). 


Reverse Mortgage - One of several home equity conversion plans that allow seniors 
to convert equity in their home into income without having to move. In simplified 
terms, the house serves as collateral to obtain a loan, upon which payment is 
deferred until the time when the house is sold (see Housing for Older Canadians: 
New Financing and Tenure Options", CMHC, 1988). 


Assisted Housing 

A range of housing types and tenures is necessary to provide housing options for 
Regional households. However, a good housing mix will not, in itself, ensure that 
housing is affordable or that those in need of more affordable housing are able to 
attain it. This is evidenced by the high proportion of tenant households paying more 
than 30% of their gross income on rent, by the large and growing waiting list for 
assisted housing in the Region, and by the growing disparity between household 
incomes and housing costs. In order to provide adequate and affordable accom- 
modation targeted to households with low income and other specific needs, there 
is a requirement for government assisted housing. This provides a rental option for 
households who would otherwise experience inordinate difficulty in obtaining ade- 
quate and affordable housing. 


The requirement for assisted housing is forecast to beat least 500-550 units per 
year. In addition, there is a need for a higher level of assisted unit construction over 
the next several years to meet the backlog of demand. 


Indicators of need upon which the forecast requirement for assisted housing is 
based are: the number of households paying more than 40% of gross household 
income on rent; the proportion of low income families and unattached individuals in 
the population; the results of assisted housing surveys conducted by Area 
Municipalities; and, the increasing size of the Hamilton-Wentworth Housing 
Authority's waiting list for assisted housing. None of these sources is definitive, and 
each has its own limitations (for example, the waiting list analysis underestimates 
demand by including only those who have applied to the Hamilton-Wentworth 
Housing Authority for assisted housing, while Statistics Canada’s low income 
cut-offs do not recognize that some low income households already occupy assisted 
housing). However, taken together, the sources do provide an indication of the 
extent of need in the community. 


1) % of Household Income Spent on Rent/Owner’s Major Payments - In 1986, there 
were 6,030 owners and 13,385 renters in the Region paying more than 40% of their 
household income on gross rent or major ownership payments. In 1986, the 
average Canadian family spent 36.2% of its gross household income on food, 
shelter and clothing. Therefore, households that spent 40% or more of their income 
on shelter spent more than the average family spent on all essential components 
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of the budget (food, shelter and clothing) (Region of Hamilton-Wentworth, Selected 
1986 Census Tables). | 


2) Low Income Cut-offs - Statistics Canada’s low income cut-offs are commonly 
referred to as the ‘poverty line’. Low income cut-offs vary by size of household and 
by size of urban area’). There were 16,780 low income economic families in 
Hamilton-Wentworth in 1986. These families contained 72,695 persons. The 
14.4% incidence of low income families in Hamilton-Wentworth compared to an 
11% rate in Ontario. 


There were also 19,630 unattached individuals who fell below Statistics Canada’s 
low income cut-offs. The 43% incidence of low income unattached individuals in 
Hamilton-Wentworth compared to a 33% incidence of low income unattached 
individuals in Ontario. 


3) Assisted Housing Surveys - The City of Hamilton conducted an assisted housing 
survey in 1988. The survey results suggested that approximately 3,103 non-senior 
households and 1,938 senior households required assisted units 2) This compares 
to a 1982 survey which identified 2,706 family households and 1,056 senior 
households as requiring assisted units. The most dramatic difference between the 
surveys was the shift in need for rent geared to income units from market rent units. 
In 1988, 89% of family households and 98% of senior households were determined 
to require rent geared to income units, up from 20% and 32%, respectively, in 1982. 
The survey also identified 66 disabled persons in the City in immediate need of 
housing assistance. 


The Town of Ancaster conducted an assisted housing survey in 1989. The survey 
suggested that approximately 56 senior and 15 non-senior households currently 
living in the Town required assisted units. This compares to a total of eight 
households identified in a 1984 survey as requiring assisted units. An estimated 
40% of the senior households and 27% of the family households identified in the 
1.989 survey as requiring assisted units would qualify for rent geared to income units; 
the remaining households would require units at market rent. 


(1) Low income cutoffs for 1990 for an urban area of more than 500,000 persons were: $13,414 for a one per- 
son household, $18,192 for a two person household, $23,122 for a three person household, and 
$26,619 for a four person household. 


(2) Households requiring assistance were defined as those households who 1) are currently paying more 
than 25% of their gross annual household income on shelter and/or 2) are living in accommodation 
which either does not meet minimum health and safety standards or has features undesirable to ac- 
commodate a disability. 
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Hamilton and Ancaster are the only municipalities for which recent results of an 
assisted housing survey are available. Other municipalities are in the process of 
conducting assisted housing surveys as one component of completing Municipal 
Housing Statement Updates. 


4) Hamilton-Wentworth Housing Authority Waiting Lists - In 1989 the average 
number of persons on the waiting list of individuals and families who have requested 
assisted housing through the Hamilton-Wentworth Housing Authority was 1,559. 
This included an average of 957 families, 350 seniors and 252 households without 
dependents (including disabled persons). The number of applicants on the waiting 
list has increased by 85% between 1985 and 1989. These figures underestimate 
the number of households who have applied for assisted housing, as non-profit 
housing providers also maintain waiting lists. 


If the projected requirement of a minimum of 500-550 assisted housing units per 
year were met, the total number of assisted units in the Region would double by the 
year 2010. This would benefit those Regional households experiencing the most 
difficulty obtaining adequate and affordable shelter on the private market. In order 
to achieve this target it is necessary that co-operative and non-profit housing 
providers in Hamilton-Wentworth receive sufficient allocations from the Federal and 
Provincial governments, that an adequate supply of higher density land is main- 
tained, and that non-profit housing corporations are able to obtain affordable land 
that is appropriately zoned. The preliminary recommendations contained in chapter 
four suggest ways in which the Region can support the assited housing requirement 
of at least 500-550 assisted housing units per year. 


Area Municipal Distribution 

Forecasts of housing requirements at the Area Municipal level are subject to 
uncertainty due to the numerous factors which may influence development patterns. 
Area Municipalities in the Region are conducting detailed examinations of their 
housing requirements through the Municipal Housing Statement Update program. 
The following estimate of housing requirements is meant to provide a more general 
distributional framework for forecast Regional requirements based on: 


* population growth under the Regional "high migration" scenano,; 
« recent development trends; 

* projected declines in average household size; 

« availability of vacant residential land; 

* opportunities for intensification and redevelopment; and 

« potential changes in the existing stock. 


71 


Table 3.d 


Projected Housing Requirements 
Area Municipalities, 1990-2010 


1986-1989 1990-2010 
Average An Ave An_ Total 


Ancaster 320 380 7,600 


Dundas 150 105. .2;100 
Flamborough 260 375 7,500 
Glanbrook 25 105 2,100 
Hamilton 1,530 900 18,000 
Stoney Creek 600 615 12,300 


Region 2,885 2,480 49,600 


Source: Hamilton-Wentworth Planning and Development Department. 


Forecasts of average annual housing requirements by type forthe 1990-2010 period 
are higher than annual starts between 1986 and 1989 in all Area Municipalities 
except Hamilton and Dundas (see table 3.d). In Hamilton and Dundas, the 
availability of vacant residential land would be diminished in the latter part of the 
20-year projection period if development were to continue at recent levels. In these 
municipalities, opportunities to generate household growth through infill, redevelop- 
ment and intensification will assume increasing importance as the supply of vacant 
land decreases. In other Area Municipalities, planned infrastructure improvements, 
increasing recognition of cost of living advantages within the Region, as well as both 
the availability of vacant land for future development and the potential for intensifica- 
tion, were factors which resulted in expectations of sustained levels of growth in the 
housing stock throughout the projection period. 


144 


Chapter Four: 


Preliminary 
Recommendations 


Chapter Four: Preliminary Recommendations 


Meeting the housing needs of Regional households requires a commitment by all 
levels of government, the home building and development industry, business and 
labour organizations, community groups and the public at large. The following 
recommendations represent an attempt to clarify the desired Regional role in 
encouraging the provision and maintenance of an adequate and affordable supply 
of housing for a diverse Regional population. The recommendations reflect the 
Critical role of the Regional Chairman’s Task Force on Affordable Housing in 
developing Regional housing policies. They also reflect the importance of a 
commitment from the many actors involved. 


The recommendations are based on a technical evaluation of factors affecting the 
supply of and demand for housing. They are preliminary and are subject to revision 
based on feedback from committees, public and private organizations, and com- 
munity groups, including: 


The Regional Chairman’s Task Force on Affordable Housing 
The Food and Shelter Advisory Committee 

« The Housing Help Centre 

¢ The Hamilton and District Home Builders Association 

Area Municipalities in Hamilton-Wentworth 

¢ Chambers of Commerce in Hamilton-Wentworth 

¢ Coalition of Social Housing Providers 

« The Social Planning and Research Council 

« Regional Social Services, Engineering and Health Departments 
« The Emergency Shelter Foundation 

¢ Hamilton and District Apartment Association 

« Metropolitan Hamilton Real Estate Board 

« McQueston Legal and Community Services 

¢ Hamilton and District Labour Council 

« Access to Permanent Housing Committee 

¢ Hamilton-Wentworth Housing Authority 

« Supportive Housing Group 

« Co-operative Housing Federation of Hamilton 

Central Area Plan Implementation Committee 

Committee for Housing and Support Care for the Disabied 
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The preliminary recommendations contained in this section provide guidelines for 
the development of specific housing policies and implementation procedures. 
Detailed policies and procedures will be prepared once the circularization process 
is complete. The preliminary recommendations address the following areas: hous- 
ing targets; housing options; Regional commitment to the provision of assisted 
housing; existing stock of affordable housing; intensification; supply of land; sus- 
tainable development; monitoring; and, community involvement. The recommen- 
dations, when implemented, should fulfil the requirements of the Provincial Land 
Use Planning for Housing Policy Statement. 


Housing Targets 

Housing targets are necessary to provide a guide for medium and long range 
planning in the Region. Based on an analysis of supply and demand, the following 
are recommended: 


¢ The annual housing target of 2,500 units and the housing mix of 55% single and 
semi detached; 26% row; and 19% apartment be adopted as a guideline for 
medium and long range planning in the Region. 


- The target for assisted housing units be set at a minimum of 500-550 units per 
year, with the recognition that a higher target must be reached for the first se veral 
years in order to meet the backlog of demand. 


* The Ontario Ministry of Housing be informed of the need for additional assisted 
units. 


¢ Area Municipalities support the need for a variety and mix of housing in the 
Region by targeting not less than 35% of units in new construction as apartment 
and row units. 


« Area Municipalities reflect these targets in the preparation and review of all 
Official Plans, Neighbourhood Plans and Secondary Plans from the date of 
Regional Council's adoption of this recommendation. 


25% Affordable Housing 


New house prices have increased dramatically in Hamilton-Wentworth since 1985, 
due to rising land costs, the size and mix of units in new developments, and the 
high level of demand for units. Ministry of Housing guidelines for Hamilton- 
Wentworth establish affordable housing in 1990 as new units costing $140,000 or 
less to purchase or $1,240 per month or less to rent. Although additional actions 
may be recommended as a result of strategies developed to implement the 
Provincial Land Use Planning for Housing Policy Statement, the following are 
preliminary recommendations with respect to 25% affordable housing: 


¢ The Regional Official Plan support the goal of 25% affordable housing in new 
developments. 
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¢ Area Municipalities be required to support the goal of 25% affordable housing 
while preparing and reviewing Official Plans, Secondary Plans and Neighbour- 
hood Plans from the date of Regional Councii’s adoption of this recommenda- 
tion. 


¢ In recommending a plan of subdivision or condominium for draft approval by 
Hamilton-Wentworth, Area Municipalities be required to state how the applica- 
tion meets affordable guidelines and targets for a variety and mix of housing, 
and further state how affordable guidelines and targets for a variety and mix of 
housing have been met in all applications draft approved since Regional 
Council’s adoption of this policy. 


¢ The Planning and Development Department, in it’s quarterly report on sub- 
division and condominiums, state how draft approved plans in that quarter and 
draft approved plans since Council's adoption of this recommendation, compare 
to Regional targets with respect to the proportion of affordable housing, variety 
and mix of housing and total unit requirements. 


Housing Options 

Addressing the housing requirements of households with differing means and needs 
demands the availability of a range of living options. Although additional actions 
may be recommended as a result of the strategies and guidelines developed to 
implement the Provincial Land Use Planning for Housing Policy Statement, the 
following are preliminary recommendations regarding increasing housing options: 


¢ The Region and all Area Municipalities allow for and provide a full continuum of 
housing including: owner occupied, private market and assisted rental, rooming 
and boarding houses, group homes, supportive living developments, converted 
dwellings and accessory apartments. 


¢ The Regional Chairman's Task Force on Affordable Housing examine ways in 
which private and non-profit housing developers could utilize non-traditional 
housing options as a way to increase housing choice 


¢ The Regional Official Plan require that all Regional and Area Municipal housing 
policies are sensitive to recent and expected changes in population and 
household characteristics such as the aging of the population, the rapid growth 
ofone person households, the increasing diversity of family types and the impact 
of growing ethnic diversity on household composition. 


Regional Commitment to the Provision of Assisted Housing 

Co-operatives and municipal and private non-profit housing corporations are key 
producers of assisted and affordable housing in Hamilton-Wentworth. However, 
these providers are finding it increasingly difficult to obtain land given rapidly rising 
land costs and the high level of competition for sites. The following preliminary 
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recommendations reflect the need for a Regional commitment to support the 
non-profit housing sector: ) 


The Regional Chairman’s Task Force on Affordable Housing examine 
mechanisms (such as land dedication, bridge financing, and subdivision and 
condominium control) that would assist in ensuring that co-operatives and 
municipal and private non-profit housing providers have access to land to allow 
them to deliver Provincial allocations. 


The Regional Chairman's Task Force on Affordable Housing evaluate alterna- 
tive models for Regional involvement in land banking for municipal and private 
non-profit housing corporations and co-operatives. 


One consideration in the approval of each plan of subdivision or condominium 
be the identification of a site (or units) appropriate for assisted housing, to be 
offered for acquisition either by non-profit housing corporations or co-operatives 
or by the Region for the purpose of land banking for assisted housing. 


The Region encourage the establishment or expansion of Municipal Non-profit 
Housing Corporations delivering a full spectrum of assisted housing in all Area 
Municipalities. 


Regional Council request the Federal and Provincial Ministries of Housing to 
expand funding for housing programs that are necessary to provide a housing 
continuum for households with low income and other special needs. This 
continuum ranges from emergency shelters to transitional houses to rooming 
and boarding houses to supportive living arrangements to permanent affordable 
housing in both individual and group living settings. 


Existing Stock of Affordable Housing 

The existing housing stock is an important source of affordable housing units. In 
Hamilton-Wentworth the large number of older houses make the issue of main- 
tenance of the existing housing stock an important one. The following preliminary 
recommendations apply to the existing housing stock: 


Area Municipalities be encouraged to support a high level of maintenance and 
repair in the existing rental and owner occupied housing stock through promoting 
the full utilization of rehabilitation assistance programs. 


The Region develop policies to monitor and protect the continuum of affordable 
housing options within the existing housing stock (including short term and 
emergency shelters, rooming and boarding houses, group homes, plexes, and 
affordable rental and owner occupied dwellings). 
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Intensification 


Housing intensification has the potential to broaden the range of housing options 
available to Regional households. Housing intensification can also provide oppor- 
tunities to strengthen and enhance neighbourhoods. Area Municipalities, through 
zoning by-laws which govern size of lots, size of dwellings, lot coverage, density, 
parking, building setbacks and sideyard requirements, have direct influence upon 
opportunities for intensification in the built urban area. However, the following 
preliminary recommendations suggest a Regional role in promoting intensification: 


¢ The Regional Official Plan support intensification through policies which promote 
the expansion of the continuum of affordable housing options (including rooming 
and boarding houses, group homes, plexes, supportive living developments, 
converted dwellings and affordable new rental and owner occupied dwellings) 
within the existing urban area. 


¢ Each Area Municipality develop an inventory of properties with potential for 
redevelopment, conversion or infill, and Regional staff co-operate in the develop- 
ment of such inventories. The inventories would include information on the unit 
potential of the property, an assessment of the potential impact of intensification 
on existing services and surrounding uses, and identification of existing barriers 
to intensification on the property. 


Supply of Land 


The Provincial Land Use Planning for Housing Policy Statement requires that 
municipalities ensure that a 10-year supply of land is available at all times. 
Hamilton-Wentworth has always monitored and maintained land for future residen- 
tial use. The following recommendations reaffirm the Region’s commitment to 
maintaining an adequate supply of land for future residential use: 


¢ The Regional Planning and Development Department annually report on the 
supply of land for future residential use in relation to housing targets and recent 
development trends in order to identify and resolve constraints to residential 
development within a twenty year planning framework. 


¢ The Planning and Development Department annually report on the supply of 
lots in draft approved and registered plans of subdivision in relation to recent 
development trends and to projected requirements over a three year period. 


* The Region implement sections 14.5.1(b) and 14.5.2 of the Regional Official 
Plan, which require the preparation of a ten year plan to identify major sewer 
and water projects which are to be undertaken by the Region to achieve Regional 
development objectives. In considering the need for phasing improvements, 
plant expansions and phasing of improvements, the plan should recognize the 
needs of growth within a twenty year time frame. 
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¢ The Region identify areas where the infrastructure is underutilized and/or in need 
of repair and prepare a comprehensive plan to promote increased use and repair 
of existing infrastructure. 


¢ The Region and Area Municipalities, in consultation with the development 
industry, periodically review their approvals process for the purpose of 1) 
establishing and monitoring targets for the time required for plans to receive draft 
and final approval and 2) identifying means to increase the efficiency of the 
process. 


¢ Regional staff prepare an internal procedural manual describing each step of 
the approvals process and associated time frames. 


Sustainable Development 

The concept of sustainable development provides a guiding principle for decision 
making which reflects the interrelationships between economic development, the 
environment and social concerns. In recognition of increasing environmental 
awareness and concern in the Region, a Regional Chairman’s Task Force on 
Sustainable Development was established by Regional Council in December 1989 
to provide direction and advise to staff with respect to integrating the concept of 
sustainable development into the review of the Regional Official Plan and Economic 
Strategy. The following preliminary recommendations reflect some of the many 
aspects of residential development that impact upon the social and environmental 
well being of the Region: 


¢ The Regional Chairman’s Task Force on Sustainable Development examine 
ways in which Regional housing policy can actively promote the concept of 
Sustainable Development. 


¢ The Region and all Area Municipalities consider issues such as: density of 
development; design of subdivisions and dwelling units; accessibility to services, 
amenities, jobs and public transportation; extent of growth; location of develop- 
ment, affordability of housing; construction techniques; and, utilization of existing 
services in light of social and environmental consequences. 


Monitoring 

The Regional Planning and Development Department has increased its monitoring 
Capabilities through the development of two housing related data bases. The 
following preliminary recommendations reinforce Regional responsibility for 
monitoring the housing market: 


¢ The Region and Area Municipalities co-operate in the development of shared 
housing monitoring systems to eliminate duplication and overlap in the collection 
and analysis of information. 
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¢ The Planning and Development Department produce annual report(s) on the 
availability of land and residential lots for future development, the variety and 
mix of housing in new development, and unit prices for each housing type relative 
to the Provincial guidelines on affordability. 


Community Involvement 

Meeting the housing needs of Regional households requires a commitment by many 
actors from all sectors of society. The following preliminary recommendation 
reflects the importance of obtaining input when developing Regional housing policy: 


¢ The Region encourage input from the home building and development industry, 
business and labour organizations, community groups and the public at large in 
the preparation of policies which relate to the Regional role in the provision and 
maintenance of an adequate and affordable supply of housing. 


¢ The Region encourage active and direct participation from all sectors of society 
in developing and maintaining affordable housing units. 
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Appendix A 
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Appendix B 
Calculation of Household Requirements by Type and Tenure 
Using Age Specific Household Characteristics 


Projected Growth - All Households and Rental Households 


Hamilton-Wentworth, 1990-2010 


1990 (Estimate)* 2010 (Projected) Change, 1990-2010 
All Hhids x % Rental = # Rental All Hhids x % Rental = # Rental AllHhids Rental 


7,448 x 86 6,405 8,508 x 86 L347 1,060 912 
70,698 x 41 28,986 67,515 x 41 27,681 -3,183 -1,305 
51,094 x 24 12,263 81,222 x 24 19,493 30,128 7,231 
36,422 x 39 = 14,205 54,070 x 39 21,087 17,648 6,883 


AllAges 165,662 61,859 211,315 75,579 45,653 13,720 


Projected Growth - All Households and Single Detached Households 
Hamilton-Wentworth, 1990-2010 


1990 (Estimate)* 2010 (Projected) Change, 1990-2010 
All Hhids x % Single =#Single All Hhids x % Single =#Single All Hhids__ Single 
15-24 7,448 x 19 = 1,415 8,508 x 17 1,446 1,060 31 


25-44 70,698 x 57 = 40,298 67,515 x 55 37,133 -3,183 -3,165 
45-64 51,094 x 70 = 35,766 81,222 x 68 55,231 30,128 19,465 
65+ 36,422 x 56 = 20,396 54,070 x 54 29,198 17,648 8,801 


AllAges 165,662 97,875 211,315 123,008 45,653 25,133 


Based on age specific household characteristics contained in the 1986 Census. 


Source: Hamilton-Wentworth Planning and Development Department. 


. - 7 
elim a 
; vd ines U res ent aH ie OF 


> Diotdri iM gained ne get 
7 ech 


Sa 


> 
: : . 
woh! CS veri) comaere 
-) 
114) @& us vee 
= sri 6zp =O 


oe iy ¢ a! 


Gq - 
7 -s 


Appendix C 
Technical Commiiiee 
Regional Housing Statement Update 


The Regional Housing Statement Update was prepared with the advise of a 
Technical Committee. Discussions were held on the information, analysis, 
projected requirements and recommendations in this report. 


The following were members of the Technical Committee for the Regional Housing 
Statement Update: 


R. Hamilton Canada Mortgage and Housing Corporation 

G. DeSantis Social Planning and Research Council 

K. Murray Ministry of Municipal Affairs 

D. Nijsse Ministry of Housing 

B. Khes Township of Glanbrook 

D. Godley City of Hamilton 

C. Floroff City of Hamilton 

R. Marini City of Stoney Creek 

M. lovio Town of Ancaster 

G. Paparella Town of Flamborough 

J. Keating Town of Dundas 

B. Janssen City of Hamilton, Community Development Department 
M. Fischbuch Hamilton-Wentworth Social Services Department 
M. Domagala Regional Planning 

J. Bergshoeff Regional Planning 

L. Schmidt Regional Planning 

M. Bekkering Regional Planning 


J. Barr Regional Planning 
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